
 
 

CITY OF LAKE GENEVA 
626 GENEVA STREET 
LAKE GENEVA, WI 

 
PLAN COMMISSION MEETING 
MONDAY, JUNE 19, 2017 - 6:00 PM 
COUNCIL CHAMBERS, CITY HALL 

 
Agenda 

 
 1. Meeting called to order by Mayor Kupsik. 
 
 2. Roll Call. 
 
 3. Approve Minutes of the April 17 Plan Commission meeting and May 15, 2017 Special Plan Commission meeting as  
 distributed. 

  
 4.  C omments f rom the publ ic as a llowed by Wis. Stats. §19.84(2), limited to i tems on t his agenda, except for publ ic 

hearing items.  Comments will be limited to five (5) minutes. 
 
 5. Acknowledgment of Correspondence.  
 
 6.  Downtown Design Review. 
 

A. Application by Matt Morgan, 212 Hidden Trail, Elkhorn, WI  53121, to add 2 signs: one projecting 
sign and one wall mounted sign at 231 Cook Street, Tax Key No. ZOP00253. 
 

B. Application by Kathy  & Thomas George, 3383 S. Shore Drive, Delavan, WI  53115, to change the 
exterior of a brick building at 832 Geneva Street, Tax Key No. ZOP00252. 

 
C. Application by Greg Odden, 705 Madison Street, Lake Geneva, WI  53147, to change the exterior of 

a brick building at 201 Wrigley Drive, Flat Iron Park.  
 
7. A. Public Hearing and Recommendation on a Conditional Use Application (CUP) filed by Jeffrey Walski, 1452  

Sunrise Trail, Lyons, WI 53105, for an Indoor Commercial Entertainment land use and Outdoor Commercial 
Entertainment land use for a health café at 264 Center Street, Tax Key No. ZOP00259. 
 
B.  Downtown Design Application by Jeffrey Walski, 1452 Sunrise Trail, Lyons, WI 53105, to replace lettering on  

awning and add window decal sign at 264 Center Street, Tax Key No. ZOP00259. 
 
8. A.  Public Hearing and Recommendation on a Zoning Map Amendment filed by Matt Schroeder of Associated Bank, 

10701 National Avenue, West Allis, WI 53227, to change the zoning from General Business and Single Family 
Residential-4 to Neighborhood Business at 728 Williams Street, Tax Key No. Tax Key No. ZRA00034 and 916 
Marshall Street, Tax Key No. ZRA00033. 

 
B. CSM Lot Combination Review filed by Matt Schroeder of Associated Bank, 10701 National Avenue, West Allis, 

WI 53227, for 728 Williams Street, Tax Key No. Tax Key No. ZRA00034 and 916 Marshall Street, Tax Key No. 
ZRA00033. 

 
C. Public Hearing and Recommendation on a Conditional Use Permit filed by Matt Schroeder of Associated Bank, 

10701 National Avenue, West Allis, WI 53227, for a drive-through In-Vehicle Sales and Service land use for a 
proposed Associated Bank at 728 Williams Street, Tax Key No. Tax Key No. ZRA00034 and 916 Marshall 
Street, Tax Key No. ZRA00033. 

 
 



 
9. A.  Public Hearing and Recommendation of a Zoning Map Amendment/General Development Plan filed by Steven  

and Leah Andersen, 905 Platt Avenue, Lake Geneva, WI 53147, to expand the buildable envelope and construct a 
three-season porch and deck at the rear of the home at 905 Platt Avenue, Tax Key No. ZCOT00008. 
 

B. Public Hearing and Recommendation on an amendment to a Precise Implementation Plan filed by Steven and 
Leah Andersen, 905 Platt Avenue, Lake Geneva, WI 53147, to expand the buildable envelope and construct a 
three-season porch and deck at the rear of the home at 905 Platt Avenue, Tax Key No. ZCOT00008. 

 
10. Public Hearing and Recommendation on a Conditional Use Permit filed by Fairwyn Ltd, 875 Townline Road Ste 103, 

Lake Geneva, WI 53147 to utilize setbacks for the Single Family Residential–4 zoning district in the Estate 
Residential–1 zoning district (as enabled by Section 98-407(3) of the Zoning Ordinance) at 930 Bayview Drive, Tax 
Key No. ZGB00026. 

 
11. A.   Public Hearing and Recommendation on Zoning Map Amendment/General Development Plan filed by  
 Steven R. and Jen C. Evans, 763 Ivy Oaks Drive, Caledonia, IL, 61011 to establish a Commercial Indoor Lodging  
 land use (vacation rental home) at 717 Geneva Street, Tax Key No. ZOP00160. 

 
B. Public Hearing and Recommendation on a Precise Implementation Plan filed by Steven R. and Jen C. Evans, 763 

Ivy Oaks Drive, Caledonia, IL, 61011 to confirm zoning flexibilities to establish a Commercial Indoor Lodging 
land use (vacation rental home) at 717 Geneva Street, Tax Key No. ZOP00160. 
 

C. Public Hearing and Recommendation on a Conditional Use Permit filed by Steven R. and Jen C. Evans, 763 Ivy  
Oaks Drive, Caledonia, IL, 61011 to establish a Commercial Indoor Lodging land use (vacation rental home) at   
717 Geneva Street, Tax Key No. ZOP00160. 

 
12. A.  Public Hearing and Recommendation on a Zoning Map Amendment/General Development Plan filed by  

 Karen Klipp, 7345 Hollow Drive, Lake Geneva, WI 53147 to confirm zoning flexibilities to establish two  
 Commercial Indoor Lodging land uses (vacation rental homes) at 824 Williams Street,  
 Tax Key No. ZRA00018. 
 
B.   Public Hearing and Recommendation on a Precise Implementation Plan filed by Karen Klipp, 7345 Hollow 
 Drive, Lake Geneva, WI 53147 to confirm zoning flexibilities to establish two Commercial Indoor Lodging  
 land uses (vacation rental homes) at 824 Williams Street, Tax Key No. ZRA00018. 
 
C. Public Hearing and Recommendation on a Conditional Use Permit filed by Karen Klipp, 7345 Hollow Drive, 

Lake Geneva, WI 53147 to establish a Commercial Indoor Lodging land use (vacation rental home) at 824 
Williams Street, Tax Key No. ZRA00018. 
 

13. A.   Public Hearing and Recommendation on a Zoning Map Amendment/General Development Plan filed by Chris 
Law, Geneva Lakes Christian Church, W2906 Willow Road, Lake Geneva, WI 53147, to amend the Zoning Map  
from the SR-4 Single-Family zoning district to Planned Development for a new worship facility at 1015 N.  
Bloomfield Road, Tax Key Nos. ZSF00232 and ZSF00231. 
 

B.   Public Hearing and Recommendation on a Precise Implementation Plan filed by Chris Law, Geneva Lakes  
Christian Church, W2906 Willow Road, Lake Geneva, WI 53147, to construct a new worship facility at 1015 N. 
Bloomfield Road, Tax Key Nos. ZSF00232 and ZSF00231. 

 
14. Public Hearing and Recommendation to amend the Precise Implementation Plan / Conditional Use Permit filed by 

Lake Geneva Tennis Club LLC, 630 Veterans Pkwy, to expand a parking lot for a Physical Activity Studio land use 
(indoor tennis complex) at 630 Veterans Parkway, Tax Key Nos. ZLGBP200029, ZLGBP200030, ZLGBP200031, 
ZLGBP200032, &  ZLGBP200033. 

 
15. Public Hearing and Recommendation of a Conditional Use Permit filed by Reeds Construction LLC, W3199 S Lake 

Shore Drive, Lake Geneva, WI  53147, to construct a new boat slip at 1084 LaGrange Drive, Tax Key No. ZLE00003. 
 

16. A.  Public Hearing and Recommendation of a Conditional Use Permit filed by Julie Selby, 800 N Blue Spruce Circle,  
 Hartland, WI  53029, for Indoor Commercial Entertainment for a studio at 262 Center Street, Tax Key  
 No. ZOP00259. 



 
 

 
B.   Downtown Design Application by Julie Selby, 800 N Blue Spruce Circle, Hartland, WI  53029, for vinyl window 
 decals and a wood sign to the exterior of the building at 262 Center Street, Tax Key No. ZOP00259. 
 

17. A.   Public Hearing and Recommendation of a Conditional Use Permit filed by Halvar Petersen, 507 Broad Street,  
 Lake Geneva, WI  53147, for Indoor Commercial Entertainment for a Bakery/Patisserie at 252 Center Street,  
 Tax Key No. ZOP00258. 
 
B.   Public Hearing and Recommendation of a Conditional Use Permit filed by Halvar Petersen, 507 Broad Street,  
 Lake Geneva, WI  53147, for Indoor Commercial Entertainment for a Coffee School at 252 Center Street,  
 Tax Key No. ZOP00258. 
 

18. Public Hearing and Recommendation of a Conditional Use Permit filed by Jes Bush-Christenson, 1515 Dodge Street, 
Lake Geneva, WI  53147, for Outdoor Commercial Entertainment at 747 W. Main Street, Tax Key No. ZOP00271. 

 
19. Public Hearing and Recommendation of a Conditional Use Permit filed by Curt Langille, Lanco Builders, Inc., 813 

Eagleton Drive, Lake Geneva, WI  53147, t o use SR-4 Setbacks in ER-1 zoning district at 837 B ayview Drive, Tax 
Key No. ZGB00007. 

 
20. Public Hearing and Recommendation on an amendment to the Zoning Ordinance proposed by the City of Lake 

Geneva to include the Commercial Indoor Lodging land use (per Section 98-206(4)(k)) as a conditional use 
in the Neighborhood Office and Neighborhood Business zoning districts. 

 
21. Comprehensive Plan Strategy and Procedures for amending the City of Lake Geneva’s 2017 Comprehensive 

Plan. 
 
22. Adjournment 
 

 
 

 
QUORUM OF CITY COUNCIL MEMBERS MAY BE PRESENT 

Requests from persons with disabilities, who need assistance in order to participate in this meeting, should be made to the City Clerk's office, in order for appropriate accommodations. 

 Posted 6/14/2017 
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PLAN COMMISSION MEETING 
MONDAY, APRIL 17, 2017 – 6:30 PM 
COUNCIL CHAMBERS, CITY HALL 
 
Mayor Kupsik called the meeting to order at 6:30p.m.  
 
Roll Call.  Present: Mayor Kupsik, Alderman Doug Skates, John Gibbs, Sarah Hill, Tom Hartz, Ann Esarco, Tyler 
Frederick.  Also Present: City Planner Slavney, City Attorney Draper, City Administrator Oborn, Building & Zoning 
Administrative Assistant Follensbee. 
 
Approve the Minutes of March 20, 2017 Plan Commission meeting as distributed. 
Hartz/Hill motion to approve.  Unanimously carried. 
 
Comments from the public as allowed by Wis. Stats. §19.84(2), limited to items on this agenda, except for public 
hearing items. Comments will to be limited to 5 minutes.   
Trish Schaefer, 403 Center St, stated she lives in an area that under consideration for potential rezoning that will allow 
short stay vacation rentals.  She is concerned about potential noise. 
 
Alejandro Talancon, 407 Center St, stated any concerns by neighbors can be brought to him to discuss. 
 
Acknowledgement of Correspondence.   
Mayor Kupsik received an email regarding the rezoning and allowing 407 Center Street to provide short term rental 
accommodations. 
 

Application by Hans Melges, 1100 Edwards Blvd, Lake Geneva, WI 53147, to update the exterior façade at 233 
Center Street, Tax Key No. ZOP00284 

Downtown Design Review. 

Hans Melges, 1100 Edwards Blvd, would like reface 233 Center Street.  Ms. Hill questioned if there are garage doors in 
the front and if they will be functional.  Mr. Melges confirmed they would.  Mr. Melges added the whole building will be 
white except for the bronze accents and overhead doors.  Mr. Hartz questioned if the panels on the south side that pull 
away from the building could be pushed back.  Mr. Melges answered it will not be noticeable once it is painted.   
 
Kupsik/Gibbs motion to approve and include all staff recommendations.   
Mayor Kupsik noted in this part of the downtown design overlay zoning district exterior building materials should be of 
high quality exterior appearances, other non-structural features should be minimal and building design should reflect the 
styles that were prevalent in the 20th century.  There is no requirement to use commercial store front design motifs from 
the 1890 to 1920 periods.  Staff feels the proposed design is an improvement over the existing exterior of the building 
with its residential material and windows.  Ms. Hill added there is little consistency to the downtown design review.  
Planner Slavney stated the revised submittal responds to what was discussed by the Plan Commissioners at the last 
meeting.  He recommends approval. 
Roll Call:  Kupsik, Skates, Gibbs, Hill, Hartz, Esarco, Frederick voting “yes.”  Motion carried unanimously.  
 
Application by Dana Trilla/David Wingate, D & D Restaurant Group, Inc, 146 Evergreen Pkwy, Crystal Lake, IL 
60014, to remove south facing projecting sign, replace fabric on east facing awning with logo and add wall sign on 
south side of building with logo at 150 Center Street, Tax Key No. ZOP00309 
Dana Trilla, 146 Evergreen Pkwy in Crystal Lake, IL, wants to change the current awning from the Original Chicago 
Pizza to her business, the Flat Iron Tap.  The company she spoke to will need to take off the current east facing awning, 
replace the fabric, and put it back up.  She isn’t changing the style or size.  The south facing awning will be removed as it 
has no purpose.  She is hoping to put a wall sign with their logo on the south facing wall.  Mayor Kupsik asked that the 
hanging sign on the second floor be removed.  Ms. Trilla said it has come to her attention that the tenant on the second 
floor was given permission from the landlord to use that.  City Administrator Oborn added the upstairs tenant and landlord 
have been notified that they need to remove the pole sign.   
Hartz/Esarco motion to approve and include all staff recommendations.   
Roll Call:  Kupsik, Skates, Gibbs, Hill, Hartz, Esarco, Frederick voting “yes.”  Motion carried unanimously.  



2 of 6 
April 17, 2017 Plan Commission Minutes 
 

 
Application by Michael Walter, 514 Broad Street, to update exterior façade at 514 Broad Street, Tax Key No. 
ZGD00004 
Planner Slavney explained this is a proposal to alter the appearance of the property at 514 Broad Street to update the 
exterior façade.  The proposal is to add metal siding over the existing brick to replace the first floor windows and add a 
new soffit, fascia, and front door.  The proposal also is to change the color of the exterior to a dark, slate blue.  The front 
door is currently a set of narrow double doors, and it is proposed to be replaced with a more conventional single door and 
side light.  There are no changes proposed for exterior signage as part of the application.  He feels the consensus was the 
change to the siding on the side of the building would improve the look.  The current façade on the front of the building is 
the correct material and ought to stay the same.  The brick on the front is in good shape and they feel it should stay.  It 
would need very extensive repair on the side.  Mr. Hartz questioned if the vinyl windows are a commercial grade or 
residential.  Mr. Slavney answered details were not provided for the windows.  He thinks they could specify commercial 
grade for the windows and front door.  Mr. Hartz continued there is a funny detail on the cornice with an unpainted piece 
of wood and paper that laps over it.  He would like that to be brought out.  Mr. Frederick thought they wouldn’t want to 
wrap the siding to the front, perhaps brick could wrap around the back.  Mr. Hartz feels the siding should be held back 
maybe 3 feet from the front and put a trim piece on it.  Mr. Skates thinks the brick should be cleaned off and transitioned 
around.   
Michael Walter stated it is seamless stainless steel siding.  They wanted to do the whole building but the integrity of all of 
the bricks are not good.  Because of that, the parapet walls up in the top on most of the older buildings have disintegrated 
to the point where they were falling in and/or on the sides.  The side walls have been replaced.  They like the brick look 
but don’t want the danger of bricks falling off the building.  Mr. Slavney questioned if a stucco finished panel would 
provide the same benefits.  Mr. Frederick argued that for the cost of doing stainless siding on the front, they could do 
extensive brick work on the front façade.  Mr. Walter was opposed to keeping the brick look.  Mayor Kupsik noted the 
staff recommendations in the packet include preserving the original brick on the front façade of the building, preserving 
the original decorative cornice fascia and soffit on the front façade of the building, preserve the original door or replacing 
it with an alternative that is acceptable to the Plan Commission, replacement windows must be of the same size and shape 
of the existing windows, and dark color frames shall be used. 
 
Hartz/Frederick motion to approve the request to update the exterior façade at 514 Broad St Tax Key No. ZDG00004 to 
include all staff recommendations and including a condition that the original brick on the front façade of the building 
remain as well as the original decorative cornice fascia and soffit on the front façade, doors on the front should be 
commercial grade, as well as the windows which should be the same size as they are now, and the siding on the side 
should come 3 feet short of the front and have a finish to it. 
Roll Call:  Kupsik, Skates, Hill, Hartz, Esarco, Frederick voting “yes.”  Motion carried 6 to 1 with Gibbs voting “no.”  
      
Application by Gregory Anagnos, N1567 Clover Road, Lake Geneva, WI 53147, to paint exterior of building black 
with silver trim at 501 Broad Street, Tax Key No. ZOP00032 
Gregory Anagnos, N1567 Clover Rd, is the Owner/Operator/Chef of Medusa.  He wanted to correct the color as listed as 
it is midnight oil and light gray, not metallic silver.  Mr. Hartz asked if the shutters will remain black.  Mr. Anagnos said 
that was what he thought.  He wanted to clean the building up from white because it shows a lot of rust marks and looks 
dirty.   
Jamie Moran, 430 Rockwell St in Elkhorn, stated the building will be primed and then 2 coats of the midnight oil color 
paint will be applied.  He stated they can get behind all of the signs.  The air conditioner units are actually in windows, so 
it will be a clean look, and would all be tuck pointed.   
 
Hartz/Gibbs motion to approve the application for painting the exterior of the building at 501 Broad Street a midnight oil 
with a light gray trim and include all staff recommendations. 
Roll Call:  Kupsik, Skates, Gibbs, Hill, Hartz, Esarco, Frederick voting “yes.”  Motion carried unanimously. 
 
Application by Tony Valenti, 2908 Wells Street, Delavan, WI 53115, to add signs to the front and back of building 
at 234 Broad Street, Tax Key No. ZOP00257 
Tony Valenti, 2908 Wells St, Delavan, WI, would like to update the building by putting two signs up.  Mayor Kupsik 
stated the proposed signs comply with the maximum areas allowed in the CB zoning district as well as with permitted sign 
materials and colors.  The CB district only allows for one sign for each exterior face of the building not adjacent to a 
residential zoning district, therefore the logo sign should be relocated next to the store name to comprise a single sign 
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area.  On the rear of the building, either the sign band area or the wall area next to the door should be selected as the 
single permitted sign location.  Planner Slavney tried to measure the proposal as one sign but the logo is too many feet 
above the words to comply with the sign area.  The only way to do it on the front of the building is to move the logo down 
next to the words and re-center things.  On the back side, either one or the other of those locations should be chosen as 
there is the same problem.  
 
Kupsik/Hartz motion to approve the application by Tony Valenti, 2908 Wells Street, Delavan, WI 53115, to add signs to 
the front and back of building at 234 Broad Street, Tax Key No. ZOP00257 to include all staff recommendations. 
Roll Call:  Kupsik, Skates, Gibbs, Hill, Hartz, Frederick voting “yes.”  Motion carried with Esarco “abstaining.” 
 
Application by Sharon Schroeder, 2021 Old Mill Lane, McHenry, IL 60050, to add a sign and update the exterior 
store front façade at 729 W. Main St, Tax Key No. ZOP00275 
Sharon Schroeder, 2021 Old Mill Lane, McHenry, IL, proposed improving the current façade at 729 W. Main Street.  
Currently, it is a corrugated metal façade which looks dated.  She would like to update with an exterior wood grain 
product that would match her neighbor, The Design Coach.   
 
Hartz/Skates motion to approve the application by Sharon Schroeder to add a sign and update the exterior store front 
façade at 729 W. Main St, Tax Key No. ZOP00275 to include all staff recommendations. 
Roll Call:  Kupsik, Skates, Gibbs, Hill, Hartz, Esarco, Frederick voting “yes.”  Motion carried unanimously. 
 
Public Hearing and Recommendation on a Precise Implementation Plan (PIP) Application filed by Kevin 
Madalinski, Director, Hoffman Design & Construction, 122 E College Ave., Appleton, WI 54911 on behalf of 
Golden Years for a proposed senior housing project on the north side of North Bloomfield Road – about 500 feet 
east of Edwards Boulevard/Wis 120, Tax Key Nos. ZSF00074 & ZSF00085 
This is the first phase of the previously approved general development plan for Golden Years.  It was noted the sidewalk 
is going to be on the same side of the street as the Golden Years. 
 
Hill/Hartz motion to close the public hearing.  Motion carried unanimously. 
 
Skates/Gibbs motion to approve the Precise Implementation Plan (PIP) Application filed by Kevin Madalinski, Director, 
Hoffman Design & Construction, 122 E College Ave., Appleton, WI 54911 on behalf of Golden Years for a proposed 
senior housing project on the north side of North Bloomfield Road – about 500 feet east of Edwards Boulevard/Wis 120, 
Tax Key Nos. ZSF00074 & ZSF00085 to include staff recommendations and fact finding in the affirmative as well as the 
execution of the development agreement, looping the water service fully around the building in the next phase of project 
development, the detailed final review by City staff and consulting engineers for the detailed utility building and storm 
water management plans, improvements of the public sidewalk on the west side of Harmony Drive, and to allow the 
maximum height to go up to 20 feet. 
 
Mr. Hartz asked if the development agreement would be approved by Council.  Mr. Oborn confirmed it would.   
 
Roll Call:  Kupsik, Skates, Gibbs, Hill, Hartz, Esarco, Frederick voting “yes.”  Motion carried unanimously. 
 
Public Hearing and Recommendation of a Conditional Use Application (CUP) and Downtown Design by Tony 
Besario, 6806 84th Avenue, Kenosha, WI 53142, for Indoor Commercial Entertainment for a self serve frozen 
yogurt store and Downtown Design Signage at 120 Broad Street, Tax Key No. ZOP00346 
Tony Besario, 6806 84th Avenue, Kenosha, WI, introduced himself as the President of the Funky Kup.  Jeffrey Boldt, 
2180 Mohican Dr, Round Lake Heights, IL, is Co-Owner of Funky Kup.  Mr. Besario explained it will be a self-serve 
frozen yogurt shop.  Mr. Hartz questioned the hours of operations.  Mr. Besario said it will be from 11:00am to 10:00pm 
on weekdays and weekends.  Mr. Hartz suggested leaving the sign in the same spot but affixing it to the building as it 
cannot hang off of the building.  Ms. Hill questioned why it has to be affixed to the building.  Mr. Slavney said it was not 
a matter of aesthetics; it is a matter of safety.  Suspended signs can swing freely over a sidewalk.  Ms. Hill asked how they 
were able to finish the space without first getting a conditional use permit.  Mr. Oborn answered he feels there may have 
been confusion by prior staff.  They did take out the building permit.  Ms. Hill questioned what would happen if this was 
declined.  She consistently hears that we don’t want to look like the Wisconsin Dells.  She is not a fan of the aesthetic.  
Mr. Slavney said they are in compliance. 
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Gibbs/Skates motion to close the public hearing.  Motion carried unanimously. 
 
Hartz/Frederick motion to approve the Conditional Use Application (CUP) and Downtown Design by Tony Besario, 6806 
84th Avenue, Kenosha, WI 53142, for Indoor Commercial Entertainment for a self serve frozen yogurt store and 
Downtown Design Signage at 120 Broad Street, Tax Key No. ZOP00346 to include all of the findings and staff 
recommendations and note operating hours are 11:00am to 10:00pm 7 days a week. 
Roll Call:  Kupsik, Skates, Gibbs, Hill, Hartz, Esarco, Frederick voting “yes.”  Motion carried unanimously. 
 
Public Hearing and Recommendation of a Conditional Use Application (CUP) and Downtown Design by Emily 
Blincoe, 440 Frost Drive, Williams Bay, WI 53191, for Outdoor Commercial Entertainment to permit outdoor 
activities in the courtyard adjacent to the Olive Oil Shops and Downtown Design Signage at 221 Broad Street, Tax 
Key No. ZOP00267 
Emily Blincoe, 440 Frost Drive, Williams Bay, WI stated a sign had broke so she would like to add a new one.  Mr. 
Slavney noted his colleague reviewed the signs and felt that because of the menu board signs, the sign above the arch 
would not be permitted.  They are in different categories of signage that we enable separately.  The proposed final letters 
are permitted under the code.  Ms. Blincoe noted the two in the boxes would be coming out.  Ms. Hill asked if the pictures 
are to scale.  Ms. Blincoe said the pictures are superimposed, it is 12 inches.  Mr. Slavney added they did identify 
recommended conditions related to the proposed conditional use of the outdoor space.  The conditions are:  the applicant 
recognize the affirmative set of findings, the lettering, and the courtyard gates shall remain open when the courtyard is 
accessible, which is the second exit for fire protection purposes, exterior lighting complies with the requirements of 
section 98-707, and amplified sound has to comply with zoning requirements.  Mr. Hartz recommended changing the 
operating hours to 9:00pm so there is flexibility for an evening event.  Ms. Hill questioned what type of activities will be 
going on.  Ms. Blincoe said it would be to demonstrate her products.  Mayor Kupsik said amplified music or other 
activities shall comply with the noise standards of section 98-707.   
 
Hill/Kupsik motion to close the public hearing.  Motion carried unanimously. 
 
Kupsik/Hill motion to approve the Conditional Use Application (CUP) and Downtown Design by Emily Blincoe, 440 
Frost Drive, Williams Bay, WI 53191, for Outdoor Commercial Entertainment to permit outdoor activities in the 
courtyard adjacent to the Olive Oil Shops and Downtown Design Signage at 221 Broad Street, Tax Key No. ZOP00267 to 
include all staff recommendations and fact finding and hours of 10:00am to 9:00pm. 
Roll Call:  Kupsik, Skates, Gibbs, Hill, Hartz, Esarco, Frederick voting “yes.”  Motion carried unanimously. 
 
Public Hearing and Recommendation of a Conditional Use Application (CUP) filed by Dan Clifford, 1301 
Promontory Drive, Lake Geneva, WI 53147, to exceed maximum accessory structure height at 1301 Promontory 
Drive, Tax Key No. ZEH00018  
Dan Clifford, 1301 Pormontory Drive, would like to put an accessory building in the back woods of his property.  It 
would be a two story building.  He wants to maximize square footage and not cut down trees.  It would strictly be used for 
storage.  They have no intention of running water or sewer to the structure.  He does not want to match it to the house, he 
rather it remain hidden.  Mr. Hartz asked if they will need a driveway to get to it.  Mr. Clifford answered they would not.  
Mr. Hartz questioned if there are covenants in the neighborhood.  Mr. Clifford answered there weren’t any he was aware 
of.   
 

Mary Ellen Rogers, 1790 Conant Street, said she owns a lot in the neighborhood where this is proposed.  She wants to 
make sure this isn’t going to interfere with the view.  Mr. Clifford said the building would be surrounded by trees.   

Speaker 1 

 
Kupsik/Skates motion to close the public hearing.  Motion carried unanimously. 
 
Hill/Frederick motion to approve the Conditional Use Application (CUP) filed by Dan Clifford, 1301 Promontory Drive, 
Lake Geneva, WI 53147, to exceed maximum accessory structure height at 1301 Promontory Drive, Tax Key No. 
ZEH00018 including all staff recommendations as noted and fact finding in the affirmative. 
 
Roll Call:  Kupsik, Skates, Gibbs, Hill, Hartz, Esarco, Frederick voting “yes.”  Motion carried unanimously. 
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Public Hearing and Recommendation of a Conditional Use Application (CUP) by Nicholas Carone, 177 Valencia 
Parkway, Gilberts, IL 60136, for Indoor Commercial Entertainment for a hot dog restaurant and outdoor dining 
at 272 Broad Street, Tax Key No.  ZOP00244 
Nicholas Carone, 177 Valencia Parkway, Gilberts, IL, would like to open a neighborhood-style small restaurant that 
serves hot dogs, hamburgers, french fries, and polish sausages.  Mr. Slavney recommended approval but suggested the 
outdoor seating be limited to 16 seats as shown on the site plan, the outdoor seating and other furnishings can’t creep into 
the right of way, and umbrellas over the seating cannot contain any advertising.  Mr. Hartz questioned where the 
dumpsters would go.  Mr. Carone said there is an easement; and he would put a 1 yard rollout or 2 and have them emptied 
every other day.  Mr. Carone said he has not spoken to the Fire Department but they will have fire suppression systems.  
The operating hours will be 10:30am to 11:00pm weekdays and Saturdays and Sunday from 10:30am to 9:00pm.  The 
hours will be adjusted during non-peak times.  Ms. Hill questioned if they would serve beer and wine.  Mr. Carone said 
no.  Ms. Esarco asked if all table seating will be eliminated inside.  Mr. Carone said he would like a table but he is still 
debating that.   
 
Skates/Hartz motion to close the public hearing.  Motion carried unanimously. 
 
Gibbs/Kupsik motion to approve the Conditional Use Application (CUP) by Nicholas Carone, 177 Valencia Parkway, 
Gilberts, IL 60136, for Indoor Commercial Entertainment for a hot dog restaurant and outdoor dining at 272 Broad Street, 
Tax Key No.  ZOP00244 to include all staff recommendations specifically item 3a and all findings of fact. 
Roll Call:  Kupsik, Skates, Gibbs, Hill, Hartz, Esarco, Frederick voting “yes.”  Motion carried unanimously. 
 
Review and Recommendation of a Site Plan Amendment filed by Dirk Debbink & Bert Zenker, MSI General, 
W215 E Wisconsin Avenue, Nashota, WI 53058, on behalf of Plasti-Coil, Inc., for a building expansion at 901 
Geneva Parkway, Tax Key No. ZLGB200010 
Dirk Debbink and Bert Zenker of MSI General, W215 E Wisconsin Avenue, Nashota, WI 53058 proposed building a 
20,800 square foot addition to the existing Plasti-Coil plant.  It would be built with almost the exact same materials, same 
precast, same design as the existing building.  Mr. Slavney noted this is just a site plan approval.  They looked carefully at 
whether the building addition will result in too much impervious surface on the site, the lighting plan, and the storm water 
management.  In this case all of those things are handled well within the bounds of the ordinance.  The additional 
landscaping fully complies with the requirements.  He recommends approval.  Mr. Debbink said there is adequate parking 
on the site right now for the current employees and expected additional employees.  He does not think additional parking 
will be needed.   
 
Hartz/Hill motion to approve the application for a site plan amendment on behalf of Plasti-Coil, Inc. for a building 
expansion at 901 Geneva Parkway. 
Roll Call:  Kupsik, Skates, Gibbs, Hill, Hartz, Esarco, Frederick voting “yes.”  Motion carried unanimously. 
 
Review and Recommendation of an Extraterritorial Jurisdiction (ETJ) CSM Lot Combination in the Town of 
Geneva filed by Todd Cauffman, Lowell Management Services, PO Box 926, Lake Geneva, WI 53147, to combine 
lots 5, 6, & 7 of the Longwood Subdivision at Longwood Drive south of McDonald Road, Tax Key Nos. JLW00005, 
JLW00006, JLW00007 
Scott Lowell, 602 Trevino Drive, stated this is an ETJ matter.  It is in the Town of Geneva as it was a subdivision that was 
filed a number of years ago.  No homes have been built in it.  It was purchased 18 months ago and the owner would like to 
turn it into a family compound.  It currently has 7 lots, and they wish to combine lots 5, 6, and 7 into one lot.  No 
boundaries would be changed.  Mr. Slavney said it meets all requirements and recommends approval. 
 
Kupsik/Hartz motion to approve the Extraterritorial Jurisdiction (ETJ) CSM Lot Combination in the Town of Geneva 
filed by Todd Cauffman, Lowell Management Services, PO Box 926, Lake Geneva, WI 53147, to combine lots 5, 6, & 7 
of the Longwood Subdivision at Longwood Drive south of McDonald Road, Tax Key Nos. JLW00005, JLW00006, 
JLW00007 to include all staff recommendations. 
Roll Call:  Kupsik, Skates, Gibbs, Hill, Hartz, Esarco, Frederick voting “yes.”  Motion carried unanimously. 
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Review and Recommendation of a Concept Plan for 837 Bay View Drive, for a conditional use permit for SR-4 
Setbacks in ER-1 Zoning Permit at 837 Bay View Drive, Tax Key No. ZGB00007 
Jeff Letser with Aspect Design Inc., 26575 Commerce Drive, Bullough, IL and Kurt Langell of Lancoe Development, 813 
Eagleton Drive, spoke on this project.  Mr. Letser stated they are here for a preliminary review for removing an existing 
home on the site and building a new home on the site.  They are proposing to extend the rear of the home into the 100 foot 
rear yard setback.  The square footage of the areas of what they are proposing is no larger than what is currently there.  
They are staying with all the current side yard setbacks of the existing home.  They are proposing a hard-scaped patio at a 
lower grade level.  The home does have a walk out terraced rear elevation.  They will be using the same retaining wall 
heights coming down to the property.  Mr. Slavney stated the side yard setbacks are in excess by quite a bit of what would 
be allowed by the SR-4 zoning district.  This design reflects acceptable practices in the past.  Mr. Hartz questioned what 
the patio hard surface will be.  Mr. Letser thinks they are leaning toward some type of brick.  
 
As this is a concept plan there was no action taken other than what was discussed.     
 
Discussion of Indoor Commercial Lodging by conditional use in the Neighborhood Office (NO) or Neighborhood 
Business (NB) zoning districts 
Mr. Slavney feels there has been a good track record of compliance with conditions that have been identified with regard 
to short term rentals.  He does not think there have been any ongoing problems.  When the code was changed to enable 
this form of land use, it allowed these uses only as a conditional use and restricted them to higher activity commercial 
districts.  These kinds of units are small scale and involve single family or 2 family dwelling units.  Those units are in 
short supply in these zoning districts.  There have been a number of inquiries for homes located in the Neighborhood 
Office and Neighborhood Business districts.  The supply of available homes left in the currently approved districts is 
winding down.  The proposal would be to continue to regulate all of these proposals as a conditional use with the same set 
of conditions.  An advantage would be reviewing one proposal at a time, the permits are specific, the neighbors within 300 
feet are all given notice, there is a public hearing, the potential to approve is equal to the potential to deny, and conditions 
can be added which are customized to the site.  He does not recall any revocations of any conditional use that has been in 
the City.  If the commission is in favor, Mr. Slavney will prepare a formal code amendment that would come in about 2 
months as a public hearing with a class 2 notice in the paper.  If this were approved by the Council following the Plan 
Commission’s recommendation, anyone who owned a home in these districts would have to come in on their own merits 
and make their case just like everyone else.  Mayor Kupsik suggested reading over the information and make a 
recommendation at the next Plan Commission meeting.  Mr. Oborn wanted to get some input as to whether they should 
proceed or not.  Mr. Hartz questioned the current occupancy rates of the existing short term rentals.  Mr. Slavney said the 
peer communities that he works for have begun to adopt these regulations.  Ms. Hill said she is in favor of moving 
forward as proposed.  Mr. Gibbs is not in favor of this as he walks by these places and has seen 6 or 7 cars parked in the 
driveway.  He doesn’t want that in his community or neighborhood.  A residential area should be residential.  Mr. Hartz 
stated it seems as when they are occupied, there are a lot of people there.  During the week and during the winter they will 
probably be vacant, and he wonders about the snow removal.  Mr. Oborn said if mowing and snow removal is not done, 
the City will do it and bill the owner.  He would like the permit tied to the specific owner of the property and it not 
transfer over if a property is sold.  Mr. Skates said he has received positive feedback from the Police about the ones that 
have been approved.  Mayor Kupsik said a conditional use is appealing because they can deny it or take it away if need 
be.  Mr. Oborn said he would be willing to provide a map of inventory. 
 
Adjournment.  Hill/Gibbs motion to adjourn at 8:39pm.  Unanimously carried.   
 
 
        
/s/ Stephanie Gunderson, Assistant City Clerk 
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SPECIAL PLAN COMMISSION MEETING 
MONDAY, MAY 22, 2017 – 5:15 PM 
COUNCIL CHAMBERS, CITY HALL 
 
Mayor Kupsik called the meeting to order at 5:18p.m.  
 
Roll Call.  Present: Mayor Kupsik, Alderman Doug Skates, Commissioners Sarah Hill, Ted Horne, Ann Esarco.  Absent:  
Commissioners Gibbs and Frederick.  Also Present: Building and Zoning Administrator Walling, City Planner Slavney, 
City Attorney Draper, City Administrator Oborn, City Clerk Waswo 
 
Comments from the public as allowed by Wis. Stats. §19.84(2), limited to items on this agenda, except for public 
hearing items. Comments will to be limited to 5 minutes.  None. 
 
Downtown Design Review. 
Application by David Scotney, 1551 Orchard Lane, Lake Geneva, WI 53147, to add a sun shade to the upper level 
of the building instead of the using the red umbrella’s from the original plan at 831 Wrigley Drive, Tax Key No. 
ZOP00340. 
David Scotney, owner of Oak Fire spoke on shading the 2nd floor of the building to provide better coverage.  The product 
is a commercial, heavy duty shade called Sail Shades and will be attached to the building by anchors and cabling.  T he 
shade will provide better coverage and will be much safer than umbrellas.  They will have three 20 foot and one 12 foot 
triangle white shades attaching to bolts on each one of the beams and outer walls.  The shades have reinforced eyeholes 
that connect with cables.  They are removable and will be taken down at the end of the season.  They will also have power 
at the same anchor points for commercial grade string lights along the cable.  The shades are porous; they will block the 
sun and allow wind to pass through more easily, but will not block rain.  Structurally it won’t be much different, they are 
using aluminum tubing which is the same material and color that holds in the windows.  The bolts will be welded to the 
structural steel of the building. 
 
Hill/Horne motion to approve the application by David Scotney, 1551 O rchard Lane, Lake Geneva, WI 53147, t o add a 
sun shade to the upper level of the building instead of the using the red umbrella’s from the original plan at 831 Wrigley 
Drive, Tax Key No. ZOP00340. 
Roll Call:  Kupsik, Skates, Hill, Horne, Esarco.  Motion carried 5 to 0. 
 
Review a nd R ecommendation o f a  p roposed C ertified S urvey Map ( CSM) within the C ity’s E xtraterritorial 
Jurisdiction (ETJ) in the Town of Geneva filed by Walter G. Larkin, W3459 Highway 50 West, Lake Geneva, WI 
53147, t o e stablish a l egal 50’  e asement at  W34 59 H ighway 5 0 We st, L ake G eneva, WI  53 147, T ax K ey N os. 
JG3400012. 
Larry Larkin, W3170 South Lake Shore Drive, Lake Geneva, appeared on behalf of his brother, Walter, who is out of the 
country.  Walter purchased this 20 acre property about 25 years ago.  The part of it that is near Highway 50 is agricultural 
and that is still farmed.  The lower part is woods and has never been farmed.  On that part, he would like to build a small 
cabin for winter use.  To do that, he will need a driveway to it.  The County is requiring a 50 foot easement.  To get that 
he has to move the farm house that is currently on H ighway 50.  T he purpose of this application is to get the zoning to 
move the farm house and then get the 50 foot easement for the driveway.  City Administrator Oborn noted planning staff 
has no objection to the proposed easement.  There is no negative impact to the city. 
 
Skates/Kupsik motion t o a pprove the a p roposed Certified S urvey Map  ( CSM) w ithin the C ity’s E xtraterritorial 
Jurisdiction (ETJ) in the Town of Geneva filed by Walter G. Larkin, W3459 Highway 50 West, Lake Geneva, WI 53147, 
to establish a legal 50’ easement at W3459 Highway 50 West, Lake Geneva, WI 53147, Tax Key Nos. JG3400012. 
Roll Call:  Kupsik, Skates, Hill, Horne, Esarco.  Motion carried 5 to 0. 
 
Open the annual request period for amendments to the Comprehensive Plan. 
The City Planner drafted the plan which is similar to years past.  City Attorney Draper explained this is an announcement 
that we have an annual process to amend the comprehensive plan, and according to our schedule we open up the process 
starting now until June 30th.  Commissioner Hill wants the process to be extremely thoughtful and detail oriented.  S he 
wants to be very careful that the Plan Commissioners and the applicants understand the process.  Mr. Oborn noted we 
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have not received any applications but have received inquirers.  There is not a particular application form; it’s done by a 
letter request where they describe the changes they want to make to the comprehensive plan.  We are currently developing 
a uniform application process.  We don’t have that available this year, but will probably use it next year.  There are no 
requirements b ut t he applicant n eeds to make a sp ecific r equest w ith sp ecifications a s t o w hy t hey ar e r equesting t he 
change.  Applicants meet and have a lot of communication with planning staff.  The amendment is strictly a change to the 
comprehensive plan map, not the zoning.  Any zoning has to be consistent with the master plan.  Once the comprehensive 
plan is amended, the applicant would then have to come back to the Plan Commission and go through the zoning process.   
 
Adjournment.  Skates/Horne motion to adjourn at 5:44pm.  Motion carried 5 to 0.   
 
 
        
/s/ Sabrina Waswo, City Clerk 
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STAFF REPORT 
To Lake Geneva Plan Commission 

Meeting Date:  June 19, 2017 
 
 
 
 
 
 

 
 
Description: 
The applicant is submitting an application for Downtown Design Review for two signs for a building at 
231 Cook Street. The City reviews all signs in the CB zoning district to confirm that they conform to the 
Downtown Design standards, particularly quantity, size, and color requirements.  
 
The applicant proposes a 17.9-square-foot wall sign, would be constructed of HDU (high density 
urethane). Proposed sign colors include, white, black, “Chinese Red,” and “Classical Gold.” The sign 
size is within the maximum permitted area of 25 square feet. 
 
A projecting sign is also proposed, similar in design to the proposed wall sign. Sign colors and materials 
are identical to the wall sign described above. The proposed sign is 4.2 square feet. Projecting signs are 
limited to 3 square feet in area in the CB zoning district.  
 
Information about sign location on the building has not been provided. The business has two 
walls/façades that are eligible for signage: the west façade, which faces Cook Street, and the east façade, 
which faces the interior of the site and parking lot. The Zoning Ordinance permits this business one wall 
sign per façade and one projecting sign per business entrance. The applicant should submit a drawing 
that clarifies the proposed location of each sign, in a manner that is consistent with Zoning Ordinance 
requirements, particularly Section 98-806(3)(b). 
 
Staff Recommendations:  
The colors submitted have been reviewed and comply with the Historic Colors of the Sherwin Williams 
color palette. The proposed wall sign meets the requirements of the Downtown Design Overlay Zoning 
district. As proposed, the projecting sign exceeds the maximum permitted area for projecting signs. 
 
Staff recommends approval of the two proposed signs, provided that the following conditions are met: 

1. The applicant shall submit for approval by City staff a scaled drawing with a description the 
sign(s) to be installed and the sign’s proposed location on the building. If signage is proposed for 
more than one building façade, façades shall be clearly distinguished and labeled. 

2. The projecting sign shall not exceed 3 square feet in area. 
3. The bottom edge of a projecting sign shall be located a minimum of 7 feet from the ground level 

directly under the sign. 

Applicant: 
Matthew Morgan 
212 Hidden Trail 
Elkhorn, WI 53121 
 

Request: 
231 Cook Street, Lake Geneva, WI 53147 
Downtown Design Review of Signage  

Agenda Item #6a 
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STAFF REPORT 
To Lake Geneva Plan Commission 

Meeting Date:  June 19, 2017 
 
 
 
 
 
 

 
 
Description of Proposed Conditional Uses: 
The applicant is submitting a Conditional Use Permit (CUP) to propose a health foods café/restaurant in 
an approved multi-tenant building located at 264 Center Street. The property is located in the Central 
Business District. 

Up to three employees will be on site at a time. No alcohol will be served. 

The proposed restaurant would occupy a space located in the southeastern portion of the building. The 
restaurant would serve hot and cold drinks, salads, and sandwiches. The floor plan includes a kitchen, 
counter area, and seating at tables for up to 32 guests at a combination of tables, booths, and couches. 
The floor plan also depicts an area for general merchandise at the rear of the restaurant.  

Outdoor seating is proposed on Center Street, east of the shared front door. In this location, the building 
façade is set back from the property line. The seating is proposed to be located on the subject property, 
beneath the existing awning.  Three café tables with two chairs each are proposed in this area.  

 

Description of Proposed Signage: 
Changes to the exterior are subject to Downtown Design Review. The applicant proposes one awning 
sign and one in-window sign (window decal). 
 
The existing awning is proposed to remain in place, and a new text is proposed to replace the existing 
text on the awning. The replacement text is proposed to be 2 square feet, which is well within the 
maximum permitted area for awning signs.  
 
In-window signs are not subject to Downtown Design Review. In-window signs are limited to 15% of 
the total window area, and the proposed window decal meets this requirement when measuring the text 
and sun icon separately.  

Applicant: 
Jeffrey Walski 
1452 Sunrise Trail 
Lyons, WI 53105 

Request: 
264 Center Street, Lake Geneva, WI 53147 
Proposed Conditional Use Permit for: 

1. Indoor Commercial Entertainment for Heart 
& Sol Café  

2. Outdoor Commercial Entertainment 
(Outdoor Dining) for Heart & Sol Café 

Downtown Design Review – Signage  

Agenda Item #7 
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Proposed colors include lime green and marigold yellow. Two Pantone color options are provided for 
the yellow. There is no issue with Pantone 375U (lime green) or Pantone 116U (marigold yellow), but 
Pantone 115 is considered “Bright Yellow” in the Downtown Design standards, and is not permitted. 

At this time, no other exterior modifications are proposed to the building.   
 
  
Action by the Plan Commission: 
Recommendation to the Common Council on the proposed Conditional Use Permit (CUP): 

As part of the consideration of the requested CUP, the Plan Commission is required to: 

• Provide the Common Council with a recommendation regarding the proposed CUP; 
• Include findings required by the Zoning Ordinance for CUPs; and, 
• Provide specific suggested requirements to modify the project as submitted. 

 

Staff Review: 
The proposed conditional use is fully consistent with the requirements of the Zoning Ordinance. 

 

Required Plan Commission Findings on the CUP for Recommendation to the Common Council: 

A proposed CUP must be reviewed by the standards, below: 

A. If, after the public hearing, the Commission wishes to recommend approval, then the appropriate 
fact finding would be all of the following: 

1.  In general, the proposed conditional use is in harmony with the purposes, goals, objectives, 
policies and standards of the City's Comprehensive Plan, Zoning Ordinance, and any other plan, 
program, or ordinance adopted, or under consideration pursuant to official notice by the City. 

2.  Specific to this site, the proposed conditional use is in harmony with the purposes, goals, 
objectives, policies and standards of the City's Comprehensive Plan, Zoning Ordinance, and any 
other plan, program, or ordinance adopted, or under consideration pursuant to official notice by 
the City. 

3.  The proposed conditional use in its proposed location, and as depicted on the required site plan 
does not result in a substantial or undue adverse impact on nearby property, the character of the 
neighborhood, environmental factors, traffic factors, parking, public improvements, public 
property or rights-of-way, or other matters affecting the public health, safety, or general welfare, 
either as they now exist or as they may in the future be developed as a result of the 
implementation of the provisions of the Zoning Ordinance, the Comprehensive Plan or any other 
plan, program, map, or ordinance adopted or under consideration pursuant to official notice by the 
City or other governmental agency having jurisdiction to guide development. 

4.  The proposed conditional use maintains the desired consistency of land uses, land use intensities, 
and land use impacts as related to the environs of the subject property. 

5.  The proposed conditional use is located in an area that will be adequately served by, and will not 
impose an undue burden on any improvements, facilities, utilities or services provided by public 
agencies serving the subject property. 
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6.  The potential public benefits of the proposed conditional use outweigh all potential adverse 
impacts of the proposed conditional use after taking into consideration the Applicant’s proposal 
and any requirements recommended by the Applicant to ameliorate such impacts. 

 
B. If, after the public hearing, the Commission wishes to recommend denial, then the appropriate fact 

finding would be one or more of the following: 

1.  In general, the proposed conditional use is not in harmony with the purposes, goals, objectives, 
policies and standards of the City's Comprehensive Plan, Zoning Ordinance, and any other plan, 
program, or ordinance adopted, or under consideration pursuant to official notice by the City. 

2.  Specific to this site, the proposed conditional use is not in harmony with the purposes, goals, 
objectives, policies and standards of the City's Comprehensive Plan, Zoning Ordinance, and any 
other plan, program, or ordinance adopted, or under consideration pursuant to official notice by 
the City. 

3.  The proposed conditional use in its proposed location, and as depicted on the required site plan 
does result in a substantial or undue adverse impact on nearby property, the character of the 
neighborhood, environmental factors, traffic factors, parking, public improvements, public 
property or rights-of-way, or other matters affecting the public health, safety, or general welfare, 
either as they now exist or as they may in the future be developed as a result of the 
implementation of the provisions of the Zoning Ordinance, the Comprehensive Plan or any other 
plan, program, map, or ordinance adopted or under consideration pursuant to official notice by the 
City or other governmental agency having jurisdiction to guide development. 

4.  The proposed conditional use does not maintain the desired consistency of land uses, land use 
intensities, and land use impacts as related to the environs of the subject property. 

5.  The proposed conditional use is not located in an area that will be adequately served by, and will 
impose an undue burden on any of the improvements, facilities, utilities or services provided by 
public agencies serving the subject property. 

6.  The potential public benefits of the proposed conditional use do not outweigh all potential 
adverse impacts of the proposed conditional use after taking into consideration the Applicant’s 
proposal and any requirements recommended by the Applicant to ameliorate such impacts. 

 
Staff Recommendation on Conditional Use: 

1. Staff recommends that the Plan Commission recommend approval of the proposed conditional 
use as submitted, with the findings under A.1-6., above. 

2. Staff recommends the Plan Commission adopt the affirmative set of findings provided above. 
3. Staff recommends the following additional conditions of approval be attached. 

a. Outdoor seating and other furnishings shall be located on-site and shall not be located in 
the public right-of-way. 

 
Staff Recommendation on Proposed Signage:  
Staff recommends approval of the in-window sign, provided that the following condition is met:  

1. The sign may include Pantone 375U (lime green) and Pantone 116U (marigold yellow), but 
Pantone 115 (bright yellow) shall not be used. 
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STAFF REPORT 
To Lake Geneva Plan Commission 

Meeting Date: June 19, 2017 
 
 
 
 
 
 

 
 
 
 
 
 

 
 
 
 
 
Description: 
This request is to amend the Official Zoning Map for two parcels located on the south side of Marshall 
Street, immediately west of Williams Street, to accommodate potential office, service, and retail land 
uses by changing the zoning of both parcels to the Neighborhood Business (NB) zoning district, as 
recommended by the City’s Future Land Use Map of the City’s Comprehensive Plan. 

A proposed Certified Survey Map lot combination to create a single parcel will be reviewed later on this 
month’s agenda. A proposed bank building with a drive-through has also been proposed for these 
properties, and will undergo review for a proposed conditional use also later on this month’s agenda.  

The two parcels included in this Zoning Map Amendment request are: 
• Parcel ZRA 00034 located at 728 Williams Street, currently zoned SR-4 
• Parcel ZRA 00033 located at 916 Marshall Street, currently zoned GB 

 

 

Consistency with the Comprehensive Plan: 
Wisconsin law requires all Zoning Map Amendments to be consistent with the Comprehensive Plan, and 
particularly with the Future Land Use Map. This map recommends the Neighborhood Mixed Use land 
use category for both parcels involved in this request. This land use category allows for Neighborhood 
Business (NB) zoning and land uses-- such as the proposed bank and drive-through to be considered as 
another item on this month’s agenda. 
 
The proposed Neighborhood Business (NB) zoning is consistent with the Comprehensive Plan’s 
recommended Neighborhood Business land use category recommended by the Future Land Use Map. 
 
  

Agenda Item 8a 

Applicant: 
Associated Bank 
10701 National Avenue 
West Allis, WI 53227 

Request: 
Zoning Map Amendment to change 
the existing zoning of eastern lot: 
• from General Business (GB) 
• to Neighborhood Business (NB); 

and the existing zoning of the western lot: 
• from Single-Family Residential (SR-4) 
• to Neighborhood Business (NB). 
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Action by the Plan Commission:  
Recommendation to the Common Council on the proposed Zoning Map Amendment from General 
Business (GB) and Single-Family Residential (SR-4) to Neighborhood Business (NB): 
As part of the consideration of a requested Zoning Map Amendment, the Plan Commission is required 
to: 

• Provide the Common Council with a recommendation regarding the proposed Zoning Map 
amendment to the Neighborhood Business (NB) zoning district; and, 

• Include findings required by the Zoning Ordinance for Zoning Map amendments. 
 
 
Staff Review Comments:   
The Plan Commission had a favorable reaction to the proposed Concept Plan for the bank and drive-
through when presented at the April meeting. The request zoning map amendment would enable the 
consideration of the proposed bank and drive-through for a Conditional Use Permit. The Neighborhood 
Business (NB) zoning district is intended for small-scale office, professional service, personal service, 
and retail land uses, and imposes a building size cap of 5,000 square feet for one-story buildings, and 
10,000 square feet for two-story buildings. The proposed bank project is consistent with these objectives 
and other objectives for the zoning district. 

 
 
Required Plan Commission Findings on the proposed Zoning Map Amendment for Recommendation to 
Common Council: 
 
A proposed Zoning Map Amendment must be reviewed in relation to the following criteria, below: 

A. If, after the public hearing, the Commission wishes to recommend approval, then the appropriate 
fact finding would be in agreement with Items 1 and 3, and one or more factors of Item 2, of the 
following. 

1. The proposed Zoning Map Amendment furthers the purposes of the Zoning Ordinance as 
outlined in Section 98-005 and the applicable rules and regulations of the Wisconsin 
Department of Natural Resources (DNR) and the Federal Emergency Management Agency 
(FEMA) 

2. One or more of the following factors have arisen that are not properly addressed on the 
current Official Zoning Map: 

a. The designations of the Official Zoning Map should be brought into conformity 
with the Comprehensive Plan; 

b. A mistake was made in mapping on the Official Zoning Map; 
c. Factors have changed, making the subject property more appropriate for the 

proposed zoning; 
d. Growth patterns or rates have changed, thereby creating the need for an amendment 

to the Official Zoning Map. 

3. The proposed amendment to the Official Zoning Map maintains the desired consistency of 
land uses, land use intensities, and land use impacts as related to the environs of the subject 
property. 
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B. If, after the public hearing, the Commission wishes to recommend denial, then the appropriate fact 
finding would be in disagreement with at least one of Items 1, 2, or 3 of the following: 

1. The proposed Zoning Map Amendment does not further the purposes of the Zoning 
Ordinance as outlined in Section 98-005 and the applicable rules and regulations of the 
Wisconsin Department of Natural Resources (DNR) and the Federal Emergency 
Management Agency (FEMA). 

2. One or more of the following factors have not arisen that are not properly addressed on the 
current Official Zoning Map: 

a. The designations of the Official Zoning Map should be brought into conformity 
with the Comprehensive Plan; 

b. A mistake was made in mapping on the Official Zoning Map; 
c. Factors have changed, making the subject property more appropriate for the 

proposed zoning; 
d. Growth patterns or rates have changed, thereby creating the need for an amendment 

to the Official Zoning Map. 

3. The proposed amendment to the Official Zoning Map does not maintain the desired 
consistency of land uses, land use intensities, and land use impacts as related to the environs 
of the subject property. 

 
 
Staff Recommendation on the proposed Zoning Map Amendment: 

1. Staff recommends that the Plan Commission recommend approval of the Zoning Map 
Amendment as proposed. 

2. Staff recommends the affirmative set of findings provided above, noting that the proposal meets 
factors 1, 2a, and 3. Specifically: 

• In regard to Factor 1: the proposal will be consistent with all FEMA requirements;  
• In regard to Factor 2c: the proposal implements the Comprehensive Plan’s Future Land 

Use Map recommendation for Neighborhood Business development on the subject 
properties; and, 

• In regard to Factor 3: the proposal maintains the desired consistency of land uses, land 
use intensities, and land use impacts as a transition between commercial development to 
the east and south along Williams Street, and continued residential development to the 
west and north along Marshall Street. 

        
Michael A. Slavney, FAICP 

       City Planning Consultant 
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Plant Schedule
Scientific Name Common Name Quantity Spacing Install Size Size

Maturity in ft.
(Height/Spread)

Deciduous Trees
ABS

Amelanchier x grandiflora 'Autumn Brilliance' Autumn Brillliance Serviceberry

12 Per Plan 5' tall B&B 50'/35'

ABP

Pyrus calleryana 'Autumn Blaze'

Autumn Blaze Pear 2 Per Plan 5' tall B&B 35'/25'

ECT

Gymnocladus dioicus 'Espresso Coffeetree Espresso Coffeetree: MALE SPECIES ONLY

2 Per Plan

3" caliper B&B

50-80'/35'

SWO
Quercus bicolor

Swamp White Oak

2 Per Plan

3" caliper B&B

65'/65'

Evergreen Tree
MJ

Juniperus chinensis 'Mountbatten' Mountbatten Juniper

3 Per Plan 4' tall B&B 15'/6-8'

Deciduous Shrubs
AH

Hydrangea arborescens 'Annabelle' Annabelle Hydrangea

15 Per Plan 18" tall cont. 4'/4'

AFD Cornus stolonifera 'Farrow'

Artic Fire Dogwood

10 Per Plan 18" tall cont. 3-4'/4'

BMV Viburnum dentatum 'Christom' Blue Muffin Arrowwood Viburnum 5 Per Plan 36" tall cont.

DBH Diervilla lonicera

Dwarf Bush Honeysuckle

8 Per Plan 18" tall cont. 3-4'/4-5'

HCF

Forsythia x 'Happy Centennial' Happy Centennial Forsthia

18 Per Plan 18" tall cont. 3'/5'

GBC

Aronia melanocarpa var. elata Glossy Black Chokecherry

31 Per Plan 24" tall cont. 5-6'/5-6'

GLS Rhus aromatica 'Gro-low' Gro-low Sumac 27 Per Plan 18" tall cont. 2-3'/7'

RPS

Cotinus coggygria 'Royal Purple' Royal Purple Smokebush

9 Per Plan 36" tall cont. 10'/10'

Evergreen Shrubs
GVB Buxus x 'Green Velvet' Green Velvet Boxwood 11 Per Plan 18" tall cont. 3-4'/4-5'

Perennials
GCP

Pachysandra terminalis 'Green Carpet' Green Carpet Pachysandra

265 12" o.c.

4.5" pot

KFG

Calamagrostis acutiflora 'Karl Foerster'

Karl Foerster Feather Reed Grass 17 Per Plan

1 gal.

SDD Hemerocallis 'Stella D'Oro'

Stella D' Oro Daylily

264 Per Plan

1 gal.

SRS

Panicum virgatum 'Shenandoah'

Shenandoah Switch Grass 67 Per Plan

1 gal.

NOTE:  Installation contractor is responsible for verifying plant count from plan.  Plan quantities take precedence over list.
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STAFF REPORT 
To Lake Geneva Plan Commission 

Meeting Date:  June 19, 2017 
 
 
 
 
 

 
 
 
 
 
 

 
Description: 
This request is to approve a Certified Survey Map (CSM) to combine two adjacent lots. These lots are 
both proposed for the Neighborhood Business (NB) zoning district as part of the previous item on this 
month’s Plan Commission agenda. 

The two parcels included in this CSM request are: 
• Parcel ZRA 00034 located at 728 Williams Street, the eastern parcel 
• Parcel ZRA 00033 located at 916 Marshall Street, the western parcel 

The result of this CSM will be a single parcel of 29,825 square feet (0.685 acre) that will be able to 
accommodate the proposed bank with drive-through that is to be considered for a conditional use permit 
as the next item on this month’s Plan Commission agenda. The proposed parcel complies with the lot 
requirements of the City, and with all of the minimum standards of the Neighborhood Business (NB) 
zoning. 

 

Project Details from CSM Submittal dated May 11, 2017: 
The proposed CSM drawing is provided on one page.  Sheet 1 of 3 depicts the proposed parcel after the 
lot combination. It depicts the existing dwelling and garage on the western parcel. The eastern parcel, 
adjacent to Williams Street, is vacant, but used to contain the Clark gas station. 

 
Action by the Plan Commission: 
Recommendation to the Common Council on the proposed Certified Survey Map (CSM): 

As part of the consideration of the requested CSM, the Plan Commission is required to: 

• Provide the Common Council with a recommendation regarding the proposed CSM. 
 
Staff Recommendation on the proposed Certified Survey Map (CSM): 

1. Staff recommends that the Plan Commission recommend approval of the CSM as submitted, 
subject to approval of the proposed zoning map amendment for both parcels to be zoning 
Neighborhood Business; and subject to compliance with detailed technical review comments 
provided by the City’s consulting engineer. 

Agenda Item 8b 

Applicant: 
Associated Bank 
10701 National Avenue 
West Allis, WI 53227 

Request: 
Certified Survey Map (CSM) to combine two 
adjacent parcels of land located at 728 Williams 
Street and at 916 Marshall Street 
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STAFF REPORT 
To Lake Geneva Plan Commission 

Meeting Date:  June 19, 2017 
 
 
 
 

 
 
 
 
 
 

 
Description: 
The applicant is submitting a Conditional Use Permit (CUP) to propose a bank with three drive-up lanes 
in a new building located at the southwest corner of Williams Street and Marshall Street. A proposal for 
a Zoning Map Amendment for the Neighborhood Business (NB) zoning district is to be considered 
earlier on the Plan Commission agenda, as is a proposal for a Certified Survey Map (CSM) to combine 
the two adjacent lots now comprising the subject property. 

 

Project Details from CUP Submittal dated May 2, 2017: 

The proposed project submittal meets or exceeds all requirements of the Zoning Ordinance. 
 

Site Demolition Plan: Sheet C101: The subject property contains 29,825 square feet and measures 
approximately 151 feet along Williams Street to the east, and approximately 198 feet along Marshall 
Street to the north and the public alley to the south. The minimum lot size in the NB zoning district is 
9,000 square feet. Sheet C101 depicts the now-vacant eastern two-thirds of the site previously occupied 
by the Clark gas station, and the existing residence and garage present on the western one-third of the 
site. Both structures are proposed for full removal, as are the nine existing trees on the site. 

Site Plan and Site Geometric Plan: Sheets C102 and C103: The proposed bank building will contain 
2,900 gross square feet – well below the cap of 5,000 GSF in the NB zoning district. Following City 
Staff requests, the access to and from Williams Street has been separated into a dual-out exit to the 
south, and a single in-only driveway to the north. Following City Staff requests, the two-way driveways 
on both Marshall Street, and the alley, have been located about 125 feet west of their corners with 
Williams Street. Appropriate entry throat depths are provided into the site, and all required parking and 
drive dimensions are met. The building size requires ten on-site parking spaces. 19 are provided. Each of 
the three drive-through lanes (two teller lanes + one ATM lane), provide adequate stacking for three 
vehicles behind the vehicle in the service area. The exit to the public alley provides the required escape 
lane in the unlikely event that the drive-through lanes are too crowded. All paved areas on the site are set 
back a greater distance from the surrounding property lines than the Zoning Ordinance requires (a 
minimum of ten feet). The proposed building footprint is placed to meet or exceed building setback 
requirements, (including the proposed drive-through canopy).  

Report on the Associated Bank CUP continues on the next page. 

Agenda Item #8c  

Applicant: 
Associated Bank 
10701 National Avenue 
West Allis, WI 53227 

Request: 
Conditional Use Permit to approve a bank with 
3 drive-through lanes, located at 728 Williams 
Street and at 916 Marshall Street 
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Responding to a City Staff request, the Site Plan depicts a paved area setback of 21 feet along the 
western boundary of the site, providing double the required bufferyard width of ten feet to the adjacent 
residential lot containing a home located close to the property line. The bufferyard will be centered on a 
six-foot tall board-on-board cedar fence, with landscaping planted on both sides of the fence. This fence 
will transition down to three feet as it approaches Marshall Street. To further buffer nearby residences to 
the west and north, the Site Plan depicts the trash enclosure adjacent to the west wall of building – rather 
than locating it near the west property line.  

The resulting site calculations all meet or exceed the requirements of the NB zoning district. The 
proposed landscape surface ratio of 35.9% compares to the minimum of 30% required in the zoning 
district, despite providing almost twice the required parking spaces and the drive-through area. 

Grading and Utility Plan: Sheet C104: The site will be graded to drain internally into catch basins 
located in the paved areas, and will then be piped to the storm system in Williams Street. A suggested 
condition of approval is to update this sheet to depict all easements affecting the subject property. 

Landscaping Plan and Details: Sheets L 101 and 102: The proposed landscaping for the project 
exceeds the requirements of the Zoning Ordinance in two important ways. First, the overall quantity of 
landscaping for the site exceeds the required landscaping minimums by about 50% for the building 
foundation, pavement, and street frontage areas, and for the site as a whole. Second, the proposed 
bufferyard landscaping provides approximately double the amount of required landscaping – and places 
more than one-half of the landscaping between the solid cedar fence and the adjoining residence – 
effectively appearing to provide the neighboring house with an additional ten feet of heavily-landscaped 
side yard. The nine trees to be removed from the site (see the Demolition Plan) are proposed to be 
replaced by 21 trees of diverse species, including a Swamp White Oak in the bufferyard area. 

Building Elevations: The building elevations depict the use of high-quality exterior building materials 
and an attractive small-scale building. The Williams Street face of the building will be composed of 
stone cladding and clear glass. The Marshall Street face of the building will take advantage of the north 
facing exposure with generous glass areas transitioning to a hardi-plank horizontal siding. This material 
comprises the majority of the west façade, presenting a low-key transition to the adjoining landscaped 
bufferyard and residences to the west. The south elevation, facing the alley, will also employ the dark 
hardi-plank siding, except where the drive-through service window will be sheltered by the canopy from 
the sun, and the extreme east end of the façade – where the transition to the glass commercial front of 
the building occurs. The building will be highlighted by a two-story glass tower that contains an indoor 
sign area near the top of the tower. Note that because of its internal nature, this signage is not subject to 
the sign provisions of the Zoning Ordinance. 

Site Photometric Plan: The overall lighting levels proposed for the site total to 18,329 lumens. When 
compared to the site area of 0.685 acres, the lighting level comes to 26,758 lumens per acre. This level is 
well below the maximum of 50,000 lumens per acre for business land uses. All proposed fixtures are 
high-quality LED with full cutoff shades. Consistent with the requirements of the NB zoning district, the 
eight light poles proposed for the site have a maximum fixture mounting height of 12 feet. 

 
Report on the Associated Bank CUP continues on the next page. 
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Action by the Plan Commission: 
Recommendation to the Common Council on the proposed Conditional Use Permit (CUP): 

As part of the consideration of the requested CUP, the Plan Commission is required to: 

• Provide the Common Council with a recommendation regarding the proposed CUP; 
• Include findings required by the Zoning Ordinance for CUPs; and, 
• Provide specific suggested requirements to modify the project as submitted. 

 
Staff Review Comments: 
The proposed conditional use is well-designed for the site. The drive-through area (and its traffic, 
lighting, and speakers) is located well-away from the neighborhood, and is screened by the building 
itself. The applicants have responded fully to City Staff suggestions to calm traffic and provide an 
effective bufferyard to the west. The applicants have also responded to neighborhood concerns to buffer 
the homes to the north with additional landscaping along the Marshall Street edge of the lot. 

 

Required Plan Commission Findings on the CUP for Recommendation to the Common Council: 

A proposed CUP must be reviewed by the standards, below: 

A. If, after the public hearing, the Commission wishes to recommend approval, then the appropriate 
fact finding would be all of the following: 
1. In general, the proposed conditional use is in harmony with the purposes, goals, objectives, 

policies and standards of the City's Comprehensive Plan, Zoning Ordinance, and any other plan, 
program, or ordinance adopted, or under consideration pursuant to official notice by the City. 

2. Specific to this site, the proposed conditional use is in harmony with the purposes, goals, 
objectives, policies and standards of the City's Comprehensive Plan, Zoning Ordinance, and any 
other plan, program, or ordinance adopted, or under consideration pursuant to official notice by 
the City. 

3. The proposed conditional use in its proposed location, and as depicted on the required site plan 
does not result in a substantial or undue adverse impact on nearby property, the character of the 
neighborhood, environmental factors, traffic factors, parking, public improvements, public 
property or rights-of-way, or other matters affecting the public health, safety, or general welfare, 
either as they now exist or as they may in the future be developed as a result of the 
implementation of the provisions of the Zoning Ordinance, the Comprehensive Plan or any 
other plan, program, map, or ordinance adopted or under consideration pursuant to official 
notice by the City or other governmental agency having jurisdiction to guide development. 

4. The proposed conditional use maintains the desired consistency of land uses, land use 
intensities, and land use impacts as related to the environs of the subject property. 

5. The proposed conditional use is located in an area that will be adequately served by, and will 
not impose an undue burden on any improvements, facilities, utilities or services provided by 
public agencies serving the subject property. 

6. The potential public benefits of the proposed conditional use outweigh all potential adverse 
impacts of the proposed conditional use after taking into consideration the Applicant’s proposal 
and any requirements recommended by the Applicant to ameliorate such impacts. 

Report on the Associated Bank CUP continues on the next page. 
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B. If, after the public hearing, the Commission wishes to recommend denial, then the appropriate fact 
finding would be one or more of the following: 

1. In general, the proposed conditional use is not in harmony with the purposes, goals, objectives, 
policies and standards of the City's Comprehensive Plan, Zoning Ordinance, and any other plan, 
program, or ordinance adopted, or under consideration pursuant to official notice by the City. 

2. Specific to this site, the proposed conditional use is not in harmony with the purposes, goals, 
objectives, policies and standards of the City's Comprehensive Plan, Zoning Ordinance, and any 
other plan, program, or ordinance adopted, or under consideration pursuant to official notice by 
the City. 

3. The proposed conditional use in its proposed location, and as depicted on the required site plan 
does result in a substantial or undue adverse impact on nearby property, the character of the 
neighborhood, environmental factors, traffic factors, parking, public improvements, public 
property or rights-of-way, or other matters affecting the public health, safety, or general welfare, 
either as they now exist or as they may in the future be developed as a result of the 
implementation of the provisions of the Zoning Ordinance, the Comprehensive Plan or any 
other plan, program, map, or ordinance adopted or under consideration pursuant to official 
notice by the City or other governmental agency having jurisdiction to guide development. 

4. The proposed conditional use does not maintain the desired consistency of land uses, land use 
intensities, and land use impacts as related to the environs of the subject property. 

5. The proposed conditional use is not located in an area that will be adequately served by, and 
will impose an undue burden on any of the improvements, facilities, utilities or services 
provided by public agencies serving the subject property. 

6. The potential public benefits of the proposed conditional use do not outweigh all potential 
adverse impacts of the proposed conditional use after taking into consideration the Applicant’s 
proposal and any requirements recommended by the Applicant to ameliorate such impacts. 

 
 
Staff Recommendation on the proposed Conditional Use Permit: 

1. Staff recommends that the Plan Commission recommend approval of the proposed conditional 
use as submitted, with the findings under A.1-6., above. 

2. Staff recommends the Plan Commission adopt the affirmative set of findings provided above, 
noting that the proposal is a fully consistent with the previous development approval. 

3. Finally, staff recommends that the following additional condition of approval be attached to the 
approval: 

a. That no exterior signage or highlight lighting be permitted on any portion of the drive-
through canopy or its supports, so long as the subject property remains located within the 
Neighborhood Business (NB) zoning district. 



 

 
 

APPLICATION FOR CONDITIONAL USE 
City of Lake Geneva 

 
 
SITE ADDRESS/PARCEL NO. AND FULL LEGAL DESCRIPTION REQUIRED (ATTACH SEPARATE SHEET IF NECESSARY):      
      
 
   
 
 
NAME AND ADDRESS OF CURRENT OWNER: 
 
 
 
 
 
TELEPHONE NUMBER OF CURRENT OWNER:   
 
 
NAME AND ADDRESS OF APPLICANT: 
 
 
 
 
 
TELEPHONE NUMBER OF APPLICANT:   
 
 
PROPOSED CONDITIONAL USE: 
 
 
 
 
 
 
 
ZONING DISTRICT IN WHICH LAND IS LOCATED:   
 
NAMES AND ADDRESSES OF ARCHITECT, PROFESSIONAL ENGINEER AND CONTRACTOR OF PROJECT: 
 
 
 
 
 
 
 
SHORT STATEMENT DESCRIBING ACTIVITIES TO BE CARRIED ON AT SITE: 
 
 
 
 
CONDITIONAL USE FEE PAYABLE UPON FILING APPLICATION:  $400.00 [$100 FOR APPLICATIONS UNDER SEC. 98-407(3)]  

 
 
       
  DATE      SIGNATURE OF APPLICANT 

   
 

  

  

ASSOCIATED BANK, ATTN: MATT SCHROEDER

10701 W. National Ave, West Allis, WI 53227

414-329-4856

Drive-through banking.

Architect: Rinka Chung Architecture, 756 N Milwaukee St, Suite 250, Milwaukee WI 53217

Civil Eng: Kapur Engineering, 7711 N Port Washington Rd, Milwaukee, WI  53217

Contractor: TBD

Two lanes of teller service provided during operating hours and one ATM lane

916 Marshall Street, ZRA 00033 and 728 Williams Street, ZRA 00034

Legal description on following page

ZRA 00033: Henri JM Lorenzi, trustee of the Henri JM Lorenzi Revocable Trust

ZRA 00034: Kwik Trip Inc, a Wisconsin Corporation

Steve Rolfe, 262-549-9600

ZRA 00033: SR-4 into NB (See Zoning Application)

ZRA 00034: GB

5/2/17



LEGAL DESCRIPTION



 

 
AGREEMENT FOR SERVICES 

 
 

 REIMBURSABLE BY THE PETITIONER / APPLICANT.  The City may retain the services of 
professional consultants (including planners, engineers, architects, attorneys, environmental specialists, 
recreation specialists, and other experts) to assist in the City’s review of a proposal coming before the Plan 
Commission and/or Common Council.  The submittal of a development proposal application or petition by a 
Petitioner shall be construed as an agreement o pay for such professional review services applicable to the 
proposal including any finance charges that my accrue.  The City may apply the charges for these services to 
the Petitioner.  The City may delay acceptance of the application or petition as complete, or may delay final 
approval of the proposal, until the Petitioner pays such fees.  Review fees which are applied to a Petitioner 
and which are not paid, may be assigned by the City as a special assessment to the subject property.  
Petitioner hereby expressly waives any notice and hearing requirements provided in Wis. Stats. § 66.0701 or 
any additions or amendments to this section.  Petitioner further authorizes the City Treasurer or City Clerk to 
levy and collect review fees and additional fees upon the affidavit of the City Administrator or the Zoning 
Administrator stating that such fees are reasonable and that payment is overdue.  The Petitioner shall be 
required to provide the City with an executed copy of the following form as a prerequisite to the processing 
of the development application: 
 

          , as applicant/petitioner for: 
 

Name:               
 
Address:             
 
              
 
Phone:              
 
 
Agrees that in addition to those normal costs payable by an applicant/petitioner (e.g., filing or permit fees, 
publication expenses, recording fees, etc.), that in the event the action applied or petitioned for requires the 
City of Lake Geneva, in the judgment of its staff, to obtain additional professional service(s), (e.g., 
engineering, surveying, planning, legal) than would be routinely available "in house" to enable the City to 
properly address, take appropriate action on, or determine the same, applicant/petitioner shall reimburse the 
City for the costs thereof. 
 
 
Dated this     day of      , 201 . 
 
 
            
Printed name of Applicant/Petitioner 
 
            
Signature of Applicant/Petitioner 
 
 
 
 
 
 

Rinka Chung Architecture 

756 N Milwaukee St, Suite 250 

Milwaukee WI 53217

414-431-8101

Andrew Kerr, AIA

2nd May 7

Andrew Kerr, AIA



 

CITY OF LAKE GENEVA PROCEDURAL CHECKLIST FOR: 
CONDITIONAL USE REVIEW AND APPROVAL (Requirements per Section 98-905) 
 
This form should be used by the Applicant as a guide to submitting a complete application for a conditional use 
and by the City to process said application.  Parts II and III should be used by the Applicant to submit a complete 
application; Parts I - IV should be used by the City as a guide when processing said application. 
 
I.RECORDATION OF ADMINISTRATIVE PROCEDURES 
 
____ Pre-submittal staff meeting scheduled: 
 
 Date of Meeting: __________     Time of Meeting: __________ Date: ________ by: _____ 
 
 Follow-up pre-submittal staff meetings scheduled for: 
 
____ Date of Meeting: __________     Time of Meeting: __________ Date: ________ by: _____ 
 
____ Date of Meeting: __________     Time of Meeting: __________ Date: ________ by: _____ 
 
____ Date of Meeting: __________     Time of Meeting: __________ Date: ________ by: _____ 
 
____ Date of Meeting: __________     Time of Meeting: __________ Date: ________ by: _____ 
 
____ Application form filed with Zoning Administrator: Date: ________ by: _____ 
 
____ Application fee of $ ____ received by Zoning Administrator: Date: ________ by: _____ 
 
____ Reimbursement of professional consultant costs agreement executed: Date: ________ by: _____ 
 
II.APPLICATION SUBMITTAL PACKET REQUIREMENTS 
 
Prior to submitting the 25 final complete applications as certified by the Zoning Administrator, the Applicant shall 
submit 5 initial draft application packets for staff review, followed by one revised draft final application packet 
based upon staff review and comments. 
 
Initial Packet (5 Copies to Zoning Administrator) Date: ________ by: _____ 
     Draft Final Packet (1 Copy to Zoning Administrator) Date: ________ by: _____ 
    
____ ____ (a)A map of the proposed conditional use: 
   ____Showing all lands for which the conditional use is proposed; 
   ____Showing all other lands within 300 feet of the boundaries of the subject property; 
   ____Referenced to a list of the names and addresses of the owners of said lands as they 

appear on the current records of the Register of Deeds of Walworth County (as 
provided by the City of Lake Geneva); 

   ____Clearly indicating the current zoning of the subject property and its environs, and the 
jurisdiction(s) which maintains that control; 

   ____Map and all its parts are clearly reproducible with a photocopier; 
   ____Map size of 11" by 17" and map scale not less than one inch equals 800 ft: 
   ____All lot dimensions of the subject property provided; 
   ____Graphic scale and north arrow provided. 
 
____ ____ (b)A map, such as the Land Use Plan Map, of the generalized location of the subject 

property in relation to the City as a whole: 
 



 

____ ____ (c)A written description of the proposed conditional use describing the type of activities, 
buildings, and structures proposed for the subject property and their general 
locations; 

 
____ ____ (d)A site plan (conforming to the requirements of Section 98-908(3)) of the subject property 

as proposed for development OR if the proposed conditional use is a group 
development (per Section 98-208) a proposed preliminary plat or conceptual plat 
may be substituted for the required site plan, provided said plat contains all 
information required on said site plan per Section 98-908. 

 
____ ____ (e)Written justification for the proposed conditional use: 
   ____Indicating reasons why the Applicant believes the proposed conditional use is 

appropriate with the recommendations of the City of Lake Geneva Comprehensive 
Master Plan, particularly as evidenced by compliance with the standards set out in 
Section 98-905(4)(b)1.-6.  (See below) 

 
 
III.JUSTIFICATION OF THE PROPOSED CONDITIONAL USE 
 
   1. How is the proposed conditional use (the use in general, independent of its location) in harmony with the 

purposes, goals, objectives, policies and standards of the City of Lake Geneva Comprehensive Plan, the 
Zoning Ordinance, and any other plan, program, or ordinance adopted, or under consideration pursuant to 
official notice by the City? 

  
  
  
 
   2. How is the proposed conditional use, in its specific location, in harmony with the purposed, goals, objectives, 

policies and standards of the City of Lake Geneva Comprehensive Plan, the Zoning Ordinance, and any 
other plan, program, or ordinance adopted, or under consideration pursuant to official notice by the City? 

  
  
  
 
   3. Does the proposed conditional use, in its proposed location and as depicted on the required site plan (see 

Section 98-905(3)(d)), result in any substantial or undue adverse impact on nearby property, the character 
of the neighborhood, environmental factors, traffic factors, parking, public improvements, public property 
or rights-of-way, or other matters affecting the public health, safety, or general welfare, either as they now 
exist or as they may in the future be developed as a result of the implementation of the provisions of the 
Zoning Ordinance, the Comprehensive Plan, or any other plan, program, map ordinance adopted or under 
consideration pursuant to official notice by the City or other governmental agency having jurisdiction to 
guide development? 

  
  
  
 
   4. How does the proposed conditional use maintain the desired consistency of land uses, land use intensities, and 

land use impacts as related to the environs of the subject property? 
  
  
  
  
  



 

 
    5. Is the proposed conditional use located in an area that will be adequately served by, and will not impose an 

undue burden on, any of the improvements, facilities, utilities or services provided by public agencies 
serving the subject property? 

  
  
  
  
 
   6. Do the potential public benefits of the proposed conditional use outweigh all potential adverse impacts of the 

proposed conditional use (as identified in Subsections 98-905(4)(b)1.-5.), after taking into consideration the 
Applicant's proposal and any requirements recommended by the Applicant to ameliorate such impacts? 

  
  
  
  
 
 
IV.FINAL APPLICATION PACKET INFORMATION 
 
____ Receipt of 5 full scale copies in blueline or blackline 
 of complete Final Application Packet by Zoning Administrator: Date: ________ by: _____ 
 
____ Receipt of 25 reduced (8.5" by 11" text and 11" x 17" graphics) 
 copies of complete Final Application Packet by Zoning Administrator: Date: ________ by: _____ 
 
____ Certification of complete Final Application Packet and 
              required copies to the Zoning Administrator by City Clerk: Date: ________ by: _____ 
 
____ Class 2 Legal Notice sent to official newspaper by City Clerk: Date: ________ by: _____ 
 
____ Class 2 Legal Notice published on _______________ and _______________ by: _____ 
 
____     Conditional Use recorded with the County Register of Deeds Office: Date: ________ by: _____ 
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CITY OF LAKE GENEVA PROCEDURAL CHECKLIST FOR: 
SITE PLAN REVIEW AND APPROVAL (Requirements per Section 98-908) 
 
This form should be used by the Applicant as a guide to submitting a complete application for a site plan review 
and by the City to process said application.  Part II should be used by the Applicant to submit a complete 
application; Parts I - III should be used by the City as a guide when processing said application. 
 
I.RECORDATION OF ADMINISTRATIVE PROCEDURES 
 
____ Pre-submittal staff meeting scheduled: 
 
 Date of Meeting: __________     Time of Meeting: __________ Date: ________ by: _____ 
 
 Follow-up pre-submittal staff meetings scheduled for: 
 
____ Date of Meeting: __________     Time of Meeting: __________ Date: ________ by: _____ 
 
____ Date of Meeting: __________     Time of Meeting: __________ Date: ________ by: _____ 
 
____ Date of Meeting: __________     Time of Meeting: __________ Date: ________ by: _____ 
 
____ Date of Meeting: __________     Time of Meeting: __________ Date: ________ by: _____ 
 
____ Application form filed with Zoning Administrator: Date: ________ by: _____ 
 
____ Application fee of $ ____ received by Zoning Administrator: Date: ________ by: _____ 
 
____ Reimbursement of professional consultant costs agreement executed: Date: ________ by: _____ 
 
 
II.APPLICATION SUBMITTAL PACKET REQUIREMENTS 
 
Prior to submitting the 25 final complete applications as certified by the Zoning Administrator, the Applicant shall 
submit 5 initial draft application packets for staff review, followed by one revised draft final application packet 
based upon staff review and comments. 
 
Initial Packet (5 Copies to Zoning Administrator) Date: ________ by: _____ 
     Draft Final Packet (1 Copy to Zoning Administrator) Date: ________ by: _____ 
    
____ ____ (a) A written description of the intended use describing in reasonable detail the: 
   ____Existing zoning district(s) (and proposed zoning district(s) if different); 
   ____Land use plan map designation(s); 
   ____Current land uses present on the subject property; 
   ____Proposed land uses for the subject property (per Section 98-206); 
   ____Projected number of residents, employees, and daily customers; 
   ____Proposed amount of dwelling units, floor area, impervious surface area, and landscape 

surface area, and resulting site density, floor area ratio, impervious surface area 
ratio, and landscape surface area ratio; 

   ____Operational considerations relating to hours of operation, projected normal and peak 
water usage, sanitary sewer or septic loadings, and traffic generation; 
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   ____Operational considerations relating to potential nuisance creation pertaining to 
noncompliance with the performance standards addressed in Article VII (Sections 
98-701-98-721) including: street access, traffic visibility, parking, loading, exterior 
storage, exterior lighting, vibration, noise, air pollution, odor, electromagnetic 
radiation, glare and heat, fire and explosion, toxic or noxious materials, waste 
materials, drainage, and hazardous materials; 

   ____If no nuisances will be created (as indicated by complete and continuous compliance 
with the provisions of Article VII), then include the statement "The proposed 
development shall comply with all requirements of Article VII."; 

   ____Exterior building and fencing materials (Sections 98-718 and 98-720); 
   ____Possible future expansion and related implications for points above; 
   ____Any other information pertinent to adequate understanding by the Plan Commission 

of the intended use and its relation to nearby properties. 
 
____ ____ (b) A Small Location Map at 11" x 17" showing the subject property, all properties within 300 

feet, and illustrating its relationship to the nearest street intersection.  (A photocopy of the 
pertinent section of the City's Official Zoning Map with the subject property clearly 
indicated shall suffice to meet this requirement.) 

 
____ ____ (c) A Property Site Plan drawing which includes: 
   ____A title block which indicates the name, address and phone/fax number(s) of the 

current property owner and/or agent(s) (developer, architect, engineer, planner) for 
project; 

   ____The date of the original plan and the latest date of revision to the plan; 
   ____A north arrow and a graphic scale (not smaller than one inch equals 100 feet); 
   ____A reduction of the drawing at 11" x 17"; 
   ____A legal description of the subject property; 
   ____All property lines and existing and proposed right-of-way lines with bearings and 

dimensions clearly labeled; 
   ____All existing and proposed easement lines and dimensions with a key provided and 

explained on the margins of the plan as to ownership and purpose; 
   ____All required building setback lines; 
   ____All existing and proposed buildings, structures, and paved areas, including building 

entrances, walks, drives, decks, patios, fences, utility poles, drainage facilities, and 
walls; 

   ____The location and dimension (cross-section and entry throat) of all access points onto 
public streets; 

   ____The location and dimension of all on-site parking (and off-site parking provisions if 
they are to be employed), including a summary of the number of parking stalls 
provided versus required by the Ordinance; 

   ____The location and dimension of all loading and service areas on the subject property 
and labels indicating the dimension of such areas; 

   ____The location of all outdoor storage areas and the design of all screening devices; 
   ____The location, type, height, size and lighting of all signage on the subject property; 
   ____The location, height, design/type, illumination power and orientation of all exterior 

lighting on the subject property -- including the clear demonstration of compliance 
with Section 98-707; 

   ____The location and type of any permanently protected green space areas; 
   ____The location of existing and proposed drainage facilities; 
   ____In the legend, data for the subject property on: 
     ____Lot Area; 
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     ____Floor Area; 
     ____Floor Area Ratio (b/a); 
     ____Impervious Surface Area; 
     ____Impervious Surface Ratio (d/a); 
     ____Building Height. 
 
____ ____ (d) A Detailed Landscaping Plan of the subject property: 
   ____Scale same as main plan (> or equal to 1" equals 100') 
   ____Map reduction at 11" x 17" 
   ____Showing the location of all required bufferyard and landscaping areas 
   ____Showing existing and proposed Landscape Point fencing 
   ____Showing berm options for meeting said requirements  
   ____Demonstrating complete compliance with the requirements of Article VI 
   ____Providing individual plant locations and species, fencing types and heights, and berm 

heights; 
 
____ ____ (e) A Grading and Erosion Control Plan: 
   ____Same scale as the main plan (> or equal to 1" equals 100') 
   ____Map reduction at 11" x 17") 
   ____Showing existing and proposed grades including retention walls and related devices, 

and erosion control measures. 
 
____ ____ (f) Elevation Drawings of proposed buildings or remodeling of existing buildings: 
    ____Showing finished exterior treatment; 
   ____With adequate labels provided to clearly depict exterior materials, texture, color and 

overall appearance; 
   ____Perspective renderings of the proposed project and/or photos of similar structures 

may be submitted, but not in lieu of adequate drawings showing the actual intended 
appearance of the buildings. 

 
    NOTE: Initiation of Land Use or Development Activity: Absolutely no land use or development activity, 

including site clearing, grubbing, or grading shall occur on the subject property prior to the 
approval of the required site plan.  Any such activity prior to such approval shall be a violation of 
law and shall be subject to all applicable enforcement mechanisms and penalties. 

 
   NOTE: Modification of an Approved Site Plan: Any and all variation between development and/or land use 

activity on the subject property and the approved site plan is a violation of law.  An approved site 
plan shall be revised and approved via the procedures of Subsections 98-908(2) and (4) so as to 
clearly and completely depict any and all proposed modifications to the previously approved site 
plan, prior to the initiation of said modifications. 

 
III.FINAL APPLICATION PACKET INFORMATION 
 
____ Receipt of 5 full scale copies in blueline or blackline 
 of complete Final Application Packet by Zoning Administrator: Date: ________ by: _____ 
 
____ Receipt of 25 reduced (8.5" by 11" text and 11" x 17" graphics) 
 copies of complete Final Application Packet by Zoning Administrator: Date: ________ by: _____ 
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STAFF REPORT 
To Lake Geneva Plan Commission 

Meeting Date: June 19, 2017 
 
 
 
 
 
 
Applicant:      Request: 
Steven Anderson     Proposed Zoning Map Amendment 
905 Platt Avenue     From the current General Development Plan 
Lake Geneva, WI 53147    To a new General Development Plan 
 
 
Description: 
The applicant is submitting a request to amend the existing Planned Development / General 
Development Plan Zoning for a single lot in the Cottages of Geneva Hills Subdivision to allow for an 
expanded building pad to permit the addition of a sun room and deck on the rear of the existing home. 

The requested GDP zoning will expand the building pad within the existing 6,240 square foot lot by 14 
feet. This will result in the rear yard setback being reduced from 28.6’ down to 14.6 feet.  

However, this portion of the subdivision provides a greenspace buffer to the rear of this lot that with the 
angled plat boundary adds 40 additional feet of setback to the rear of the plat at the southeast corner of 
the lot – growing to an average of 60 additional feet of setback at the northeast corner of the lot – for an 
average of 50 feet. Thus, if permitted, the total distance between the rear of the home to the east edge of 
the plat (and neighboring properties to the east) would be reduced from an average of 78.6’ down to 
64.6’. This 65-foot rear yard setback far exceeds the minimum 30-foot rear yard setback required in the 
SR-4 single-family zoning district (the smallest lot single-family district), even with including the buffer 
of 20 feet typically required around the perimeter of planned development plats. 

This requested expansion of the development pad, and the resulting reduction in the year yard setback is 
the only additional flexibility being requested for this GDP. 

In addition to securing zoning approval, the subdivision’s covenants require that a minimum of 80% of 
the subdivision lot owners support any change to a constructed home or building area. The applicant has 
submitted materials that demonstrate that 12 of 13 lot owners have voted to allow the proposed 
expansion. 

A full description of the project (dated March 10, 2017) is contained within the Plan Commission 
Packet. The Subdivision layout is included that depicts the lot dimensions and plat boundaries. The 
applicant has also provided an enlargement of Unit 8 – the subject property, that provides dimensions 
for the lot, the development pad, and the proposed sun room and deck. Photos are provided of the site in 
its current condition, examples of the type of sun room addition being proposed, and detailed layout 
plans of the sun room and deck for the PIP request. 

 

Report for the Amended GDP continues on the new page. 

  

Agenda Item 9a 
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Consistency with the Comprehensive Plan: 
Wisconsin law requires all Zoning Map Amendments (including General Development Plans) be 
consistent with the Comprehensive Plan, and particularly with the Future Land Use Map. This map 
recommends the Single-Family land use category for the subject property. The proposed GDP zoning is 

consistent with the Comprehensive Plan. 
 
Relation to Base Zoning Standards: 
All Planned Developments must explicitly identify any flexibilities being requested from base zoning 
standards in the most comparable regular zoning district. In this instance, the Single-Family-Four (SR-4) 
zoning district provides that comparison zoning district. The project is requesting 2 such flexibilities:  

1. The building pad for this lot is requested to be expanded 14 more feet toward the rear lot line – 
directly behind the full width of the house. 

2. The minimum rear yard setback for the building is requested to be reduced to 14.58 feet 

All other zoning requirements of the current GDP remain. 
 
Action by the Plan Commission:  
Recommendation to the Common Council on the Proposed Zoning Map Amendment / GDP: 

As part of the consideration of a requested Planned Development / General Development Plan (GDP) 
step, the Plan Commission is required to: 

• Provide the Common Council with a recommendation regarding the proposed Zoning Map 
amendment to GDP; 

• Include findings required by the Zoning Ordinance for Zoning Map amendments; and, 
• Provide specific suggested requirements to modify the project as submitted. 

 
Staff Review Comments: 
The proposed amendments to the existing GDP have been supported by 12 of 13 property owners in the 
subdivision. The resulting reduced rear yard setback, when combined with the plat buffer area adjacent 
to this lot, still provides a building setback to the plat boundary well over the typical rear yard setback 
for single-family homes of 30 feet. 

Planning staff supports the requested flexibilities. Staff further notes that this flexibility is only being 
considered for the lot. Approval of this proposed GDP does not set legal precedent for any other lots in 
the subdivision – most of which are adjacent to narrower plat buffers. 

 
Required Plan Commission Findings on the GDP for Recommendation to Common Council: 
A proposed GDP must be reviewed by the standards for all Zoning Map Amendments, below: 

A. If, after the public hearing, the Commission wishes to recommend approval, then the appropriate 
fact finding would be in agreement with Items 1 and 3, and one or more factors of Item 2, of the 
following. 

1. The proposed GDP furthers the purposes of the Zoning Ordinance as outlined in Section 98-
005 and the applicable rules and regulations of the Wisconsin Department of Natural 
Resources (DNR) and the Federal Emergency Management Agency (FEMA). 

Report for the Amended GDP continues on the new page. 
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2. One or more of the following factors have arisen that are not properly addressed on the 
current Official Zoning Map: 

a. The designations of the Official Zoning Map should be brought into conformity 
with the Comprehensive Plan; 

b. A mistake was made in mapping on the Official Zoning Map; 
c. Factors have changed, making the subject property more appropriate for the 

proposed GDP zoning; 
d. Growth patterns or rates have changed, thereby creating the need for an amendment 

to the Official Zoning Map. And; 

3. The proposed GDP amendment to the Official Zoning Map maintains the desired consistency 
of land uses, land use intensities, and land use impacts as related to the environs of the 
subject property. 

Or: 
 
B. If, after the public hearing, the Commission wishes to recommend denial, then the appropriate fact 

finding would be in disagreement with at least one of Items 1, 2, or 3 of the following: 

1. The proposed GDP does not further the purposes of the Zoning Ordinance as outlined in 
Section 98-005 and the applicable rules and regulations of the Wisconsin Department of 
Natural Resources (DNR) and the Federal Emergency Management Agency (FEMA). 

2. One or more of the following factors have not arisen that are not properly addressed on the 
current Official Zoning Map: 

a. The designations of the Official Zoning Map should be brought into conformity 
with the Comprehensive Plan; 

b. A mistake was made in mapping on the Official Zoning Map; 
c. Factors have changed, making the subject property more appropriate for the 

proposed GDP zoning; 
d. Growth patterns or rates have changed, thereby creating the need for an amendment 

to the Official Zoning Map. 

3. The proposed GDP amendment to the Official Zoning Map does not maintain the desired 
consistency of land uses, land use intensities, and land use impacts as related to the environs 
of the subject property. 

 
Staff Recommendation on the General Development Plan: 

1. Staff recommends that the Plan Commission recommend approval of the GDP as submitted, 
including the granting of both requested zoning ordinance flexibilities. 

2. Staff recommends the affirmative set of findings provided above, noting that the proposal meets 
Factor 3.  Specifically, the proposal maintains the desired consistency of land uses, land use 
intensities, and land use impacts as related to the environs of the subject property, by still 
providing a separation between the rear of the home and the plat boundary that averages almost 
65 feet – compared to the required 30-foot minimum rear setback for single-family homes under 
the SR-4 zoning district, plus the typical 20-foot perimeter buffer for planned development plats. 

3. Finally, staff recommends that no additional conditions of approval be attached. 

        
Michael A. Slavney, FAICP 

       City Planning Consultant 
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STAFF REPORT 
To Lake Geneva Plan Commission 

Meeting Date: June 19, 2017 
 
 
 
 
 
 
Applicant:      Request: 
Steven Anderson     Proposed Precise Implementation Plan 
905 Platt Avenue     From the current PIP 
Lake Geneva, WI 53147    To a new PIP 
 
 
Description: 
The applicant is submitting a request to amend the existing Planned Development / Precise 
Implementation Plan (PIP) for one lot in the Cottages of Geneva Hills Subdivision to allow for an 
expanded building pad to permit the addition of a sun room and deck on the rear of the existing home. 

The requested PIP will expand the building pad within the existing 6,240 square foot lot by 14 feet. This 
will result in the rear yard setback being reduced from 28.6’ down to 14.6 feet. This requested expansion 
of the development pad, and the resulting reduction in the year yard setback is the only additional 
flexibility being requested for this PIP. 

The applicant has submitted detailed building exterior design details demonstrating the strong 
consistency of building design, exterior materials, and colors with the existing home for both the 
proposed sun room and the proposed deck. 

In addition to securing zoning approval, the subdivision’s covenants require that a minimum of 80% of 
the subdivision lot owners support any change to a constructed home or building area. The applicant has 
submitted materials that demonstrate that 12 of 13 lot owners have voted to allow the proposed 
expansion. 

A full description of the project (dated March 10, 2017) is contained within the Plan Commission 
Packet. The Subdivision layout is included that depicts the lot dimensions and plat boundaries. The 
applicant has also provided an enlargement of Unit 8 – the subject property, that provides dimensions 
for the lot, the development pad, and the proposed sun room and deck. Photos are provided of the site in 
its current condition, examples of the type of sun room addition being proposed, and detailed layout 
plans of the sun room and deck for the PIP request. 

 
 

Relation to Base Zoning Standards: 
All Planned Developments must explicitly identify any flexibilities being requested from base zoning 
standards in the most comparable regular zoning district. In this instance, the Single-Family-Four (SR-4) 
zoning district provides that comparison zoning district. The project is requesting 2 such flexibilities:  
 

Report on the 905 Platt Avenue PIP continues on the next page. 
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1. The building pad for this lot is requested to be expanded 14 more feet toward the rear lot line – 
directly behind the full width of the house.  

2. The result of the expanded building pad would be to reduce the minimum rear yard setback for 
the building is requested to 14.58 feet, compared to the currently required 30 feet. 

 
All other zoning requirements of both the current and the proposed GDP remain. 
 
 
Action by the Plan Commission:  
Recommendation to the Common Council on the Proposed Precise Implementation Plan amendment. 

As part of the consideration of a requested Planned Development / Precise Implementation Plan (PIP) 
step, the Plan Commission is required to: 

• Provide the Common Council with a recommendation regarding the proposed amendment to the 
PIP 

• Include findings required by the Zoning Ordinance for PIPs; and, 
• Provide specific suggested requirements to modify the project as submitted. 

 
 
Staff Review Comments: 
The proposed amendment to the existing PIP have been supported by 12 of 13 property owners in the 
subdivision. The resulting reduced rear yard setback, when combined with the plat buffer area adjacent 
to this lot, still provides a building setback to the plat boundary well over the typical rear yard setback 
for single-family homes of 30 feet. 

Planning staff supports the requested flexibilities. Staff further notes that this flexibility is only being 
considered for the lot. Approval of this proposed GDP does not set legal precedent for any other lots in 
the subdivision – most of which are adjacent to narrower plat buffers. 

 
 
Required Plan Commission Findings on the PIP for Recommendation to Common Council: 
A proposed PIP must undergo the review standards for all Conditional Use Permits, below: 
 
A. If, after the public hearing, the Commission wishes to recommend approval, then the appropriate 

fact finding would be in agreement with Factors 1-6 of the following. 
1. The proposed PIP (the use in general, independent of its location) is in harmony with the purposes, 

goals, objectives, policies and standards of the City of Lake Geneva Comprehensive Plan, this 
Chapter, and any other plan, program, or ordinance adopted, or under consideration pursuant to 
official notice by the City. 

2. The proposed PIP (in its specific location) is in harmony with the purposes, goals, objectives, 
policies and standards of the City of Lake Geneva Comprehensive Plan, this Chapter, and any 
other plan, program, or ordinance adopted, or under consideration pursuant to official notice by 
the City. 
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3. The proposed PIP, in its proposed location and as depicted on the required site plan (see (3)(d), 
above), does not result in a substantial or undue adverse impact on nearby property, the character 
of the neighborhood, environmental factors, traffic factors, parking, public improvements, public 
property or rights-of-way, or other matters affecting the public health, safety, or general welfare, 
either as they now exist or as they may in the future be developed as a result of the implementation 
of the provisions of this Chapter, the Comprehensive Plan, or any other plan, program, map, or 
ordinance adopted or under consideration pursuant to official notice by the City or other 
governmental agency having jurisdiction to guide development. 

4. The proposed PIP maintains the desired consistency of land uses, land use intensities, and land use 
impacts as related to the environs of the subject property. 

5. The proposed PIP is located in an area that will be adequately served by, and will not impose an 
undue burden on, any of the improvements, facilities, utilities or services provided by public 
agencies serving the subject property. 

6. The potential public benefits of the proposed PIP outweigh all potential adverse impacts of the 
proposed PIP (as identified in Items 1. through 5., above), after taking into consideration the 
Applicant's proposal and any requirements recommended by the Applicant to ameliorate such 
impacts. 

 
B. If, after the public hearing, the Commission wishes to recommend denial, then the appropriate fact 

finding would be in disagreement with at least one of Factors 1-6 of the following: 
1. The proposed PIP (the use in general, independent of its location) is not in harmony with the 

purposes, goals, objectives, policies and standards of the City of Lake Geneva Comprehensive 
Plan, this Chapter, and any other plan, program, or ordinance adopted, or under consideration 
pursuant to official notice by the City. 

2. The proposed PIP (in its specific location) is not in harmony with the purposes, goals, objectives, 
policies and standards of the City of Lake Geneva Comprehensive Plan, this Chapter, and any 
other plan, program, or ordinance adopted, or under consideration pursuant to official notice by 
the City. 

3. The proposed PIP, in its proposed location and as depicted on the required site plan (see (3)(d), 
above), does result in a substantial or undue adverse impact on nearby property, the character of 
the neighborhood, environmental factors, traffic factors, parking, public improvements, public 
property or rights-of-way, or other matters affecting the public health, safety, or general welfare, 
either as they now exist or as they may in the future be developed as a result of the implementation 
of the provisions of this Chapter, the Comprehensive Plan, or any other plan, program, map, or 
ordinance adopted or under consideration pursuant to official notice by the City or other 
governmental agency having jurisdiction to guide development. 

4. The proposed PIP does not maintain the desired consistency of land uses, land use intensities, and 
land use impacts as related to the environs of the subject property. 

5. The proposed PIP is located in an area that will not be adequately served by, and/or will impose 
an undue burden on, any of the improvements, facilities, utilities or services provided by public 
agencies serving the subject property. 

6. The potential public benefits of the proposed PIP do not outweigh all potential adverse impacts of 
the proposed PIP (as identified in Items 1. through 5., above), after taking into consideration the 
Applicant's proposal and any requirements recommended by the Applicant to ameliorate such 
impacts. 
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Staff Recommendation on the PIP:  
 

1. Staff recommends that the Plan Commission recommend approval of the PIP as submitted, 
including the granting of both requested zoning ordinance flexibilities. 

2. Staff recommends the affirmative set of findings provided above, noting that the proposal meets 
Factors 1-6. Specifically, the presence of the wide peripheral plat buffer – full of dense and 
diverse plant materials -- adjacent to this parcel, sufficiently compensates for the requested 
expanded building pad and reduced rear yard setback. 

3. Finally, staff recommends that no additional conditions of approval be attached. 

        
Michael A. Slavney, FAICP 

       City Planning Consultant 
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STAFF REPORT 
To Lake Geneva Plan Commission 

Meeting Date:  June 19, 2017 
 
 
 
 
 
 

 
 
 
 
 
 

 
Description: 
The applicant is submitting a proposal for a Conditional Use Permit (CUP) for a new residence for the 
Fairwyn, Ltd. at 930 Bayview Drive. The project would begin with an extensive remodeling of the 
existing single-story residence, including the addition of a second story. The applicants have carefully 
designed the proposed residence to maintain building setbacks, including the removal of a small bay 
window, and to maintain impervious surface coverage on the property. 
 
The proposed roof design has also been customized to maintain a relatively low profile for a two-story 
home. Also, there is no significant exposed foundation on this relatively flat building pad. The second 
story addition will have a maximum height of about 24 feet as measured from the lowest exposed 
building perimeter to the vertical mid-point of the highest pitched roof surface. This compares to a 
maximum permitted height of 35 feet in both the SR-4 and ER-1 zoning districts. 
 

Project Details from CUP Submittal 

The proposed project submittal meets or exceeds all requirements of the Zoning Ordinance. 
 

Proposed Site Plans: (Sheet S-1) (dated 04/14/2017 respectively) 
The Site Plan demonstrates that the proposed home maintains all existing setback distances provided by 
the existing home.  The proposed home provides the following setback measurements: 
 

Required in SR-4 Existing Home  Proposed Home 
Min Street Yard Setback 25 feet   8.8 feet to front of home same 8.8 feet 
Min Creek Setback  no closer than now 29.8 feet to nearest point same 29.8 feet 
Min Rear Yard Setback 30 feet to home 53.0 feet to home  same 53.0 feet 
NE Side Yard Setback 9 feet to home  70.1 feet to home  same 70.1 feet 
 

Report on the Conditional Use Permit for 930 Bayview Drive continues on the next page. 
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SR-4 Setbacks in ER-1 Zoning District 



 2 

Southeast Elevation Plan: Sheet A-4:  
The upper elevation provided on Sheet A-4 depicts the proposed building’s tallest height. The Zoning 
Ordinance measures building height from the lowest exposed grade to the mid-point height of the tallest 
roof plane. This elevation depicts a maximum height of about 24 feet, which complies with the height 
limit of 35 feet for both the ER-1 and the SR-4 zoning districts. 

 
Action by the Plan Commission: 
Recommendation to the Common Council on the proposed Conditional Use Permit (CUP): 
As part of the consideration of the requested CUP, the Plan Commission is required to: 

• Provide the Common Council with a recommendation regarding the proposed CUP; 
• Include findings required by the Zoning Ordinance for CUPs; and, 
• Provide specific suggested requirements to modify the project as submitted. 

 
Staff Review Comments: 
The proposed conditional use includes all existing setbacks provided on all four sides of the proposed 
home. The proposed maximum height of the home, at about 24 feet, is more than ten feet lower than the 
permitted height of the zoning district. 

 

Required Plan Commission Findings on the CUP for Recommendation to the Common Council: 

A proposed CUP must be reviewed by the standards, below: 

A. If, after the public hearing, the Commission wishes to recommend approval, then the appropriate 
fact finding would be all of the following: 
a. In general, the proposed conditional use is in harmony with the purposes, goals, objectives, 

policies and standards of the City's Comprehensive Plan, Zoning Ordinance, and any other plan, 
program, or ordinance adopted, or under consideration pursuant to official notice by the City. 

b. Specific to this site, the proposed conditional use is in harmony with the purposes, goals, 
objectives, policies and standards of the City's Comprehensive Plan, Zoning Ordinance, and any 
other plan, program, or ordinance adopted, or under consideration pursuant to official notice by 
the City. 

c. The proposed conditional use in its proposed location, and as depicted on the required site plan 
does not result in a substantial or undue adverse impact on nearby property, the character of the 
neighborhood, environmental factors, traffic factors, parking, public improvements, public 
property or rights-of-way, or other matters affecting the public health, safety, or general welfare, 
either as they now exist or as they may in the future be developed as a result of the 
implementation of the provisions of the Zoning Ordinance, the Comprehensive Plan or any 
other plan, program, map, or ordinance adopted or under consideration pursuant to official 
notice by the City or other governmental agency having jurisdiction to guide development. 

d. The proposed conditional use maintains the desired consistency of land uses, land use 
intensities, and land use impacts as related to the environs of the subject property. 

 
Report on the Conditional Use Permit for 930 Bayview Drive continues on the next page. 
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e. The proposed conditional use is located in an area that will be adequately served by, and will 
not impose an undue burden on any improvements, facilities, utilities or services provided by 
public agencies serving the subject property. 

f. The potential public benefits of the proposed conditional use outweigh all potential adverse 
impacts of the proposed conditional use after taking into consideration the Applicant’s proposal 
and any requirements recommended by the Applicant to ameliorate such impacts. 
 

B. If, after the public hearing, the Commission wishes to recommend denial, then the appropriate fact 
finding would be one or more of the following: 

a. In general, the proposed conditional use is not in harmony with the purposes, goals, objectives, 
policies and standards of the City's Comprehensive Plan, Zoning Ordinance, and any other plan, 
program, or ordinance adopted, or under consideration pursuant to official notice by the City. 

b. Specific to this site, the proposed conditional use is not in harmony with the purposes, goals, 
objectives, policies and standards of the City's Comprehensive Plan, Zoning Ordinance, and any 
other plan, program, or ordinance adopted, or under consideration pursuant to official notice by 
the City. 

c. The proposed conditional use in its proposed location, and as depicted on the required site plan 
does result in a substantial or undue adverse impact on nearby property, the character of the 
neighborhood, environmental factors, traffic factors, parking, public improvements, public 
property or rights-of-way, or other matters affecting the public health, safety, or general welfare, 
either as they now exist or as they may in the future be developed as a result of the 
implementation of the provisions of the Zoning Ordinance, the Comprehensive Plan or any 
other plan, program, map, or ordinance adopted or under consideration pursuant to official 
notice by the City or other governmental agency having jurisdiction to guide development. 

d. The proposed conditional use does not maintain the desired consistency of land uses, land use 
intensities, and land use impacts as related to the environs of the subject property. 

e. The proposed conditional use is not located in an area that will be adequately served by, and 
will impose an undue burden on any of the improvements, facilities, utilities or services 
provided by public agencies serving the subject property. 

f. The potential public benefits of the proposed conditional use do not outweigh all potential 
adverse impacts of the proposed conditional use after taking into consideration the Applicant’s 
proposal and any requirements recommended by the Applicant to ameliorate such impacts. 

 
Staff Recommendation on the proposed Conditional Use Permit: 

1. Staff recommends that the Plan Commission recommend approval of the proposed conditional 
use as submitted, with the findings under A.1-6., above. 

2. Staff recommends the Plan Commission adopt the affirmative set of findings provided above, 
noting that the proposal is a fully consistent with the setback requirements of the SR-4 zoning 
district, and results in the same setbacks on all four sides of the building over the current home. 

3. Finally, staff recommends that the following additional condition of approval be attached to the 
approval: 

a. That the location of all approved building setbacks be verified by an on-site inspection by 
the Building Administrator prior to pouring building foundation walls. 
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STAFF REPORT 
To Lake Geneva Plan Commission 

Meeting Date: June 19, 2017 
 
 
 
 
 
 
 

 
Description: 
The applicant is submitting a General Development Plan to propose a Commercial Indoor Lodging land 
use for a building located at 717 Geneva Street. Specifically, the requested amendment is requested to 
accommodate a Commercial Indoor Lodging land use. The site is currently zoned as a Planned 
Development. 

The building was originally constructed as a single or two family residential building, and the first floor 
has been used as an insurance office in recent years. The second floor contains an apartment. The 
surrounding area is zoned a mix of General Business (GB), Central Business (CB), and Planned 
Development (PD). There are no properties zoned for single family in the area. The site is planned for 
Neighborhood Mixed Use in the Comprehensive Plan. 

The proposed Commercial Indoor Lodging land use would be located on the first floor, and the existing 
second-story apartment use is proposed to remain.  A total of four parking spaces would be required, as 
the apartment use requires two parking spaces and the Commercial Indoor Lodging use would require 
two parking spaces, one for each bedroom. Two parking spaces are currently available in the parking lot 
at the rear of the house, and the applicant intends to rent two more parking spaces in that parking lot 
from the neighboring property owner. These sites would be located on a separate lot immediately to the 
rear of the subject property. 

No changes are proposed to the site plan or building exterior.  

Because this site is zoned as a Planned Development, a change of land use involves review and approval 
of a General Development Plan (GDP) and Precise Implementation Plan (PIP). In addition, the proposed 
Commercial Indoor Lodging land use requires a separate Conditional Use Permit (CUP). All steps are 
being reviewed at the same time. The PIP and CUP are reviewed in separate reports. 

Essentially, the GDP creates a customized zoning district for a particular development. The GDP 
focuses primarily on the mix of uses, procedural requirements, and flexibilities from the development 

Applicant: 
Steven R. Evans and Jen C. Evans 
763 Ivy Oaks Drive 
Caledonia, WI 61011 

Request: 
717 Geneva Street, Lake Geneva, WI 53147 
Proposed General Development Plan (GDP) to 
enable the consideration of Commercial Indoor 
Lodging land use  
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standards of the underlying zoning district, particularly density/intensity and bulk requirements. This 
report focuses on these issues. 

 

Consistency with the Comprehensive Plan: 
Wisconsin law requires all Zoning Map Amendments (including General Development Plans) be 
consistent with the Comprehensive Plan, and particularly with the Future Land Use Map. This map 
recommends the Neighborhood Mixed Use land use category for the subject property. This category 
allows for neighborhood-scale mixed use development. The proposed GDP zoning is consistent with the 
Comprehensive Plan. 

Relation to Base Zoning Standards: 
All Planned Developments must explicitly identify any flexibilities being requested from base zoning 
standards in the most comparable regular zoning district. In this instance, the General Business (GB) 
zoning district, a prevalent zoning district in the surrounding area, provides that comparison zoning 
district.  

As no other changes are proposed to the site that would change existing conditions, no zoning 
flexibilities are requested.  

 
Approved Land Uses: 

The GDP enables the following land uses by conditional use and subject to PIP approval: 
• Commercial Indoor Lodging land use in the lower-level unit 
• Apartment land use in the upper-level unit 

 
Zoning Map Amendment / GDP - Action by the Plan Commission:  
Recommendation to the Common Council on the Proposed Zoning Map Amendment / GDP 

As part of the consideration of a requested Planned Development / General Development Plan (GDP) 
step, the Plan Commission is required to: 

• Provide the Common Council with a recommendation regarding the proposed Zoning Map 
amendment to GDP; 

• Include findings required by the Zoning Ordinance for Zoning Map amendments; and, 
• Provide specific suggested requirements to modify the project as submitted. 

 
Staff Review Comments:   
Staff believes that this is a suitable location for a Commercial Indoor Lodging land use due to the 
surrounding commercial land uses and zoning. The site is planned for Neighborhood Mixed Use in the 
Comprehensive Plan, a category conducive to neighborhood-scale mixed use development.  

The applicant is reminded that future changes to the site plan or on-site operational characteristics will 
likely require an amendment to the approved GDP and/or PIP. 
 
Staff recommends approving the Conditional Use Permit (CUP) separately from the PIP. This would 
give the City the ability to revoke the CUP if needed. The Commercial Indoor Lodging use is only 
permitted with a valid CUP. 
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Required Plan Commission Findings on the GDP for Recommendation to Common Council: 
A proposed GDP must be reviewed by the standards for all Zoning Map Amendments, below: 
 
A. If, after the public hearing, the Commission wishes to recommend approval, then the appropriate 

fact finding would be in agreement with Items 1 and 3, and one or more factors of Item 2, of the 
following. 

1. The proposed GDP furthers the purposes of the Zoning Ordinance as outlined in Section 98-
005 and the applicable rules and regulations of the Wisconsin Department of Natural 
Resources (DNR) and the Federal Emergency Management Agency (FEMA). 

 
2. One or more of the following factors have arisen that are not properly addressed on the 

current Official Zoning Map: 
a. The designations of the Official Zoning Map should be brought into conformity 

with the Comprehensive Plan; 
b. A mistake was made in mapping on the Official Zoning Map; 
c. Factors have changed, making the subject property more appropriate for the 

proposed GDP zoning; 
d. Growth patterns or rates have changed, thereby creating the need for an amendment 

to the Official Zoning Map. 
3. The proposed GDP amendment to the Official Zoning Map maintains the desired consistency 

of land uses, land use intensities, and land use impacts as related to the environs of the 
subject property. 

 
B. If, after the public hearing, the Commission wishes to recommend denial, then the appropriate fact 

finding would be in disagreement with at least one of Items 1, 2, or 3 of the following: 
1. The proposed GDP does not further the purposes of the Zoning Ordinance as outlined in 

Section 98-005 and the applicable rules and regulations of the Wisconsin Department of 
Natural Resources (DNR) and the Federal Emergency Management Agency (FEMA). 

2. One or more of the following factors have not arisen that are not properly addressed on the 
current Official Zoning Map: 

a. The designations of the Official Zoning Map should be brought into conformity 
with the Comprehensive Plan; 

b. A mistake was made in mapping on the Official Zoning Map; 
c. Factors have changed, making the subject property more appropriate for the 

proposed GDP zoning; 
d. Growth patterns or rates have changed, thereby creating the need for an amendment 

to the Official Zoning Map. 
3. The proposed GDP amendment to the Official Zoning Map does not maintain the desired 

consistency of land uses, land use intensities, and land use impacts as related to the environs 
of the subject property. 

 
 
Staff Recommendation on the General Development Plan: 

1. Staff recommends that the Plan Commission recommend approval of the GDP as submitted. 

2. Staff recommends the affirmative set of findings provided above, noting that the proposal meets 
factor 2c.  Specifically, the proposal responds to an emerging market for vacation rental homes 
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and maintains the desired consistency of land uses, land use intensities, and land use impacts in a 
commercial area. 

3. Staff recommends the following additional condition of approval be attached: 
a. The units shall not be occupied until a Precise Implementation Plan (PIP) and 

Conditional Use Permit (CUP) allowing Commercial Indoor Lodging are issued by City 
staff. 
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STAFF REPORT 
To Lake Geneva Plan Commission 

Meeting Date: June 19, 2017 
 
 
 
 
 
 
 

 
Description: 
The applicant is submitting a Precise Implementation Plan (PIP) to amend an existing Planned 
Development for a building located at 717 Geneva Street. Specifically, the requested amendment is 
requested to accommodate a Commercial Indoor Lodging land use.  
The building was originally constructed as a single or two family residential building, and the first floor 
has been used as an insurance office in recent years. The second floor contains an apartment. The 
surrounding area is zoned a mix of General Business (GB), Central Business (CB), and Planned 
Development (PD). There are no properties zoned for single family in the area. The site is planned for 
Neighborhood Mixed Use in the Comprehensive Plan. 

The proposed Commercial Indoor Lodging land use would be located on the first floor, and the existing 
second-story apartment use is proposed to remain.  A total of four parking spaces would be required, as 
the apartment use requires two parking spaces and the Commercial Indoor Lodging use would require 
two parking spaces, one for each bedroom. Two parking spaces are currently available in the parking lot 
at the rear of the house, and the applicant intends to rent two more parking spaces in that parking lot 
from the neighboring property owner. These sites would be located on a separate lot immediately to the 
rear of the subject property. 

No changes are proposed to the site plan or building exterior.  

Because this site is zoned as a Planned Development, a change of land use involves review and approval 
of a General Development Plan (GDP) and Precise Implementation Plan (PIP). In addition, the proposed 
Commercial Indoor Lodging land use requires a separate Conditional Use Permit (CUP). All steps are 
being reviewed at the same time. The GDP and CUP are reviewed in separate reports. 

The PIP focuses primarily on the detailed physical characteristics of the site such as the precise locations 
of all development, landscaping, parking, and building materials. It also allows for flexibilities from the 
zoning ordinance relating to site plan components. This report focuses on these issues. 

  

Applicant: 
Steven R. Evans and Jen C. Evans 
763 Ivy Oaks Drive 
Caledonia, WI 61011 

Request: 
717 Geneva Street, Lake Geneva, WI 53147 
Proposed Precise Implementation Plan (PIP) to 
confirm zoning flexibilities to enable the 
consideration of Commercial Indoor Lodging land 
use 
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Relation to Base Zoning Standards: 
All Planned Developments must explicitly identify any flexibilities being requested from base zoning 
standards in the most comparable regular zoning district. In this instance, the General Business (GB) 
zoning district, a prevalent zoning district in the surrounding area, provides that comparison zoning 
district.  As no changes are proposed to the site that would change the existing site plan, no flexibilities 
are requested.  

Action by the Plan Commission: 
Recommendation to the Common Council on the proposed Precise Implementation Plan (PIP): 

As part of the consideration of the requested Planned Development / Precise Implementation Plan step, 
the Plan Commission is required to: 

• Provide the Common Council with a recommendation regarding the proposed PIP; 
• Include findings required by the Zoning Ordinance for PIPs; and, 
• Provide specific suggested requirements to modify the project as submitted. 

 
Staff Review Comments:   
Staff believes that this is a suitable location for a Commercial Indoor Lodging land use due to the 
surrounding commercial land uses and zoning. The site is planned for Neighborhood Mixed Use in the 
Comprehensive Plan, a category conducive to neighborhood-scale mixed use development.  

The applicant is reminded that future changes to the site plan or on-site operational characteristics will 
likely require an amendment to the approved GPD and/or PIP. Staff recommends approving the 
Conditional Use Permit (CUP) separately from the PIP. This would give the City the ability to revoke 
the CUP if needed. The Commercial Indoor Lodging use is only permitted with a valid CUP. 
 
Required Plan Commission Findings on the PIP for Recommendation to the Common Council: 

A proposed PIP must be reviewed by the standards for Conditional Use Permits, below: 

A. If, after the public hearing, the Commission wishes to recommend approval, then the appropriate 
fact finding would be for all of the following: 

1. In general, the proposed PIP is in harmony with the purposes, goals, objectives, policies and 
standards of the City's Comprehensive Plan, Zoning Ordinance, and any other plan, program, or 
ordinance adopted, or under consideration pursuant to official notice by the City. 

2.  Specific to this site, the proposed PIP is in harmony with the purposes, goals, objectives, policies 
and standards of the City's Comprehensive Plan, Zoning Ordinance, and any other plan, program, 
or ordinance adopted, or under consideration pursuant to official notice by the City. 

3.  The proposed PIP in its proposed location, and as depicted on the required site plan does not 
result in a substantial or undue adverse impact on nearby property, the character of the 
neighborhood, environmental factors, traffic factors, parking, public improvements, public 
property or rights-of-way, or other matters affecting the public health, safety, or general welfare, 
either as they now exist or as they may in the future be developed as a result of the 
implementation of the provisions of the Zoning Ordinance, the Comprehensive Plan or any other 
plan, program, map, or ordinance adopted or under consideration pursuant to official notice by the 
City or other governmental agency having jurisdiction to guide development. 
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4.  The proposed PIP maintains the desired consistency of land uses, land use intensities, and land 
use impacts as related to the environs of the subject property. 

5.  The proposed PIP is located in an area that will be adequately served by, and will not impose an 
undue burden on any of the improvements, facilities, utilities or services provided by public 
agencies serving the subject property. 

6.  The potential public benefits of the proposed PIP outweigh all potential adverse impacts of the 
proposed conditional use after taking into consideration the Applicant’s proposal and any 
requirements recommended by the Applicant to ameliorate such impacts. 

B. If, after the public hearing, the Commission wishes to recommend denial, then the appropriate fact 
finding would be for one or more of the following: 

1.  In general, the proposed PIP is not in harmony with the purposes, goals, objectives, policies and 
standards of the City's Comprehensive Plan, Zoning Ordinance, and any other plan, program, or 
ordinance adopted, or under consideration pursuant to official notice by the City. 

2.  Specific to this site, the proposed PIP is not in harmony with the purposes, goals, objectives, 
policies and standards of the City's Comprehensive Plan, Zoning Ordinance, and any other plan, 
program, or ordinance adopted, or under consideration pursuant to official notice by the City. 

3.  The proposed PIP in its proposed location, and as depicted on the required site plan does result in 
a substantial or undue adverse impact on nearby property, the character of the neighborhood, 
environmental factors, traffic factors, parking, public improvements, public property or rights-of-
way, or other matters affecting the public health, safety, or general welfare, either as they now 
exist or as they may in the future be developed as a result of the implementation of the provisions 
of the Zoning Ordinance, the Comprehensive Plan or any other plan, program, map, or ordinance 
adopted or under consideration pursuant to official notice by the City or other governmental 
agency having jurisdiction to guide development. 

4.  The proposed PIP does not maintain the desired consistency of land uses, land use intensities, 
and land use impacts as related to the environs of the subject property. 

5.  The proposed PIP is not located in an area that will be adequately served by, and will impose an 
undue burden on any of the improvements, facilities, utilities or services provided by public 
agencies serving the subject property. 

6.  The potential public benefits of the proposed PIP do not outweigh all potential adverse impacts 
of the proposed conditional use after taking into consideration the Applicant’s proposal and any 
requirements recommended by the Applicant to ameliorate such impacts. 

Staff Recommendation on the proposed Precise Implementation Plan: 

1. Staff recommends that the Plan Commission recommends approval of the PIP as submitted. 

2. Staff recommends the affirmative set of findings provided above, noting that the proposal is 
consistent with the Comprehensive Plan’s Future Land Use Map which allows for mixed use 
development; proposes no changes to existing development intensity and bulk characteristics; 
and will be complementary to surrounding land uses. 

3. Finally, staff recommends that the following condition of approval be attached: 

a. Commercial Indoor Lodging is permitted only with a valid Conditional Use Permit. 
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STAFF REPORT 
To Lake Geneva Plan Commission 

Meeting Date: June 19, 2017 
 
 
 
 
 
 
 

 
Description: 
The applicant is submitting a Conditional Use Permit (CUP) to propose a Commercial Indoor Lodging 
land use for a building located at 717 Geneva Street.  

The building was originally constructed as a single or two family residential building, and the first floor 
has been used as an insurance office in recent years. The second floor contains an apartment. The 
surrounding area is zoned a mix of General Business (GB), Central Business (CB), and Planned 
Development (PD). There are no properties zoned for single family in the area. The site is planned for 
Neighborhood Mixed Use in the Comprehensive Plan. 

The proposed Commercial Indoor Lodging land use would be located on the first floor, and the existing 
second-story apartment use is proposed to remain.  A total of four parking spaces would be required, as 
the apartment use requires two parking spaces and the Commercial Indoor Lodging use would require 
two parking spaces, one for each bedroom. Two parking spaces are currently available in the parking lot 
at the rear of the house, and the applicant intends to rent two more parking spaces in that parking lot 
from the neighboring property owner. These sites would be located on a separate lot immediately to the 
rear of the subject property. 

No changes are proposed to the site plan or building exterior.  

Because this site is zoned as a Planned Development, a change of land use involves review and approval 
of a General Development Plan (GDP) and Precise Implementation Plan (PIP). In addition, the proposed 
Commercial Indoor Lodging land use requires a separate Conditional Use Permit (CUP). All steps are 
being reviewed at the same time. The PIP and GDP are reviewed in separate reports. 

The CUP focuses primarily on the operational characteristics of the land use described in Section 98-
206(4)(k) of the Zoning Ordinance. This report focuses on these issues.  

Applicant: 
Steven R. Evans and Jen C. Evans 
763 Ivy Oaks Drive 
Caledonia, WI 61011 

Request: 
717 Geneva Street, Lake Geneva, WI 53147 
Proposed Conditional Use Permit for 
Commercial Indoor Lodging (Vacation Rental 
Home) 

Agenda Item #11c 
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Action by the Plan Commission: 
Recommendation to the Common Council on the proposed Conditional Use Permit (CUP): 

As part of the consideration of the requested CUP, the Plan Commission is required to: 

• Provide the Common Council with a recommendation regarding the proposed CUP; 
• Include findings required by the Zoning Ordinance for CUPs; and, 
• Provide specific suggested requirements to modify the project as submitted. 

 
Staff Review: 
The proposed conditional use is fully consistent with the requirements of the Zoning Ordinance, 
including Section 98-206(4)(k) pertaining to Commercial Indoor Lodging land uses. A total of four 
parking spaces would be required. Two off-site parking spaces will be provided, on the lot immediately 
to the rear. 
 

Required Plan Commission Findings on the CUP for Recommendation to the Common Council: 

A proposed CUP must be reviewed by the standards, below: 

A. If, after the public hearing, the Commission wishes to recommend approval, then the appropriate 
fact finding would be all of the following: 

1.  In general, the proposed conditional use is in harmony with the purposes, goals, objectives, 
policies and standards of the City's Comprehensive Plan, Zoning Ordinance, and any other plan, 
program, or ordinance adopted, or under consideration pursuant to official notice by the City. 

2.  Specific to this site, the proposed conditional use is in harmony with the purposes, goals, 
objectives, policies and standards of the City's Comprehensive Plan, Zoning Ordinance, and any 
other plan, program, or ordinance adopted, or under consideration pursuant to official notice by 
the City. 

3.  The proposed conditional use in its proposed location, and as depicted on the required site plan 
does not result in a substantial or undue adverse impact on nearby property, the character of the 
neighborhood, environmental factors, traffic factors, parking, public improvements, public 
property or rights-of-way, or other matters affecting the public health, safety, or general welfare, 
either as they now exist or as they may in the future be developed as a result of the 
implementation of the provisions of the Zoning Ordinance, the Comprehensive Plan or any other 
plan, program, map, or ordinance adopted or under consideration pursuant to official notice by the 
City or other governmental agency having jurisdiction to guide development. 

4.  The proposed conditional use maintains the desired consistency of land uses, land use intensities, 
and land use impacts as related to the environs of the subject property. 

5.  The proposed conditional use is located in an area that will be adequately served by, and will not 
impose an undue burden on any improvements, facilities, utilities or services provided by public 
agencies serving the subject property. 

6.  The potential public benefits of the proposed conditional use outweigh all potential adverse 
impacts of the proposed conditional use after taking into consideration the Applicant’s proposal 
and any requirements recommended by the Applicant to ameliorate such impacts. 
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If, after the public hearing, the Commission wishes to recommend denial, then the appropriate fact 
finding would be one or more of the following: 

1.  In general, the proposed conditional use is not in harmony with the purposes, goals, objectives, 
policies and standards of the City's Comprehensive Plan, Zoning Ordinance, and any other plan, 
program, or ordinance adopted, or under consideration pursuant to official notice by the City. 

2.  Specific to this site, the proposed conditional use is not in harmony with the purposes, goals, 
objectives, policies and standards of the City's Comprehensive Plan, Zoning Ordinance, and any 
other plan, program, or ordinance adopted, or under consideration pursuant to official notice by 
the City. 

3.  The proposed conditional use in its proposed location, and as depicted on the required site plan 
does result in a substantial or undue adverse impact on nearby property, the character of the 
neighborhood, environmental factors, traffic factors, parking, public improvements, public 
property or rights-of-way, or other matters affecting the public health, safety, or general welfare, 
either as they now exist or as they may in the future be developed as a result of the 
implementation of the provisions of the Zoning Ordinance, the Comprehensive Plan or any other 
plan, program, map, or ordinance adopted or under consideration pursuant to official notice by the 
City or other governmental agency having jurisdiction to guide development. 

4.  The proposed conditional use does not maintain the desired consistency of land uses, land use 
intensities, and land use impacts as related to the environs of the subject property. 

5.  The proposed conditional use is not located in an area that will be adequately served by, and will 
impose an undue burden on any of the improvements, facilities, utilities or services provided by 
public agencies serving the subject property. 

6.  The potential public benefits of the proposed conditional use do not outweigh all potential 
adverse impacts of the proposed conditional use after taking into consideration the Applicant’s 
proposal and any requirements recommended by the Applicant to ameliorate such impacts. 

 
Staff Recommendation: 

1. Staff recommends that the Plan Commission recommend approval of the proposed conditional 
use as submitted, with the findings under A.1-6., above. 

2. Staff recommends the Plan Commission adopt the affirmative set of findings provided above. 
3. Staff recommends the following additional conditions of approval be attached: 

a. The applicant shall submit to the City a lease agreement that confirms that at least four 
parking spaces will be available to the subject property.  

b. The use shall continue to comply with all applicable requirements of Section 98-
206(4)(k) pertaining to Commercial Indoor Lodging land uses.  

c. Vehicles shall not be parked on the grass areas. 

d. No outdoor storage of equipment or recreational accessories such a pool floats, life 
jackets, etc. shall be permitted. 

e. The units shall not be occupied for Commercial Indoor Lodging use unless the PIP and 
CUP are approved, and the above conditions are met and approved by City staff. 

f. After approval, the applicant shall apply for City Business License. 
g. After approval, the applicant shall apply for and comply with the room tax permit. 
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