
CITY OF LAKE GENEVA 

626 GENEVA STREET 

LAKE GENEVA, WI 

 

PLAN COMMISSION MEETING 

MONDAY SEPTEMBER 16, 2019 - 6:00 PM 

COUNCIL CHAMBERS, CITY HALL 

 

Amended Agenda 

 
 

   

Meeting called to order by Tom Hartz. 

 

1. Roll Call. 

 

2. Approve Minutes of the August 19, 2019 Plan Commission meeting as distributed. 

  

3. 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 be limited to five (5) minutes. 

 

4. Acknowledgment of Correspondence. 

 

5. Review and a Recommendation for a request on Extraterritorial Platting (ETP) land division creating a 

new CSM located application for a Certified Survey Map (CSM) submitted by Woodhill Farms Nursery, 

Inc. located at N1445 STH 120 Lake Geneva, located in the Town of Linn, creating a lot line adjustment 

Tax Key No. IA462300001. 

 

6. Continuation of the Public Hearing and Recommendation of a Conditional Use Permit filed by Robert 

Nabasny, 311 S. Wells St. on the request to allow for an alteration and addition to the home located at 

1544 W. Main St. located within the Estate Residential – 1 (ER-1) zoning district utilizing the Single 

Family – 4 (SR-4) zoning setbacks, Tax Key No. ZLM00070. 

 

7. Public Hearing and Recommendation of a Conditional Use Permit filed by Lake Geneva Architects, 201 

Broad St, Lake Geneva. For a request to construct a new commercial multi-tenant structure at 323 Broad 

Street.  The property is located in the within a Planned Development (PD) with an additional request to 

revert back to the original underlying Central Business (CB) zoning district, Tax Key No. 

ZA464600002. 

 

8. Review of Draft #1 of the Comprehensive Plan. 

 

8.a. Comprehensive Plan application review, a single application for the property located at the North West 

corner of the intersection of Townline Rd and Edwards Blvd., the applicant is 120 Properties LLC. 

applicants Ron & Robin Bender Tax Key No. ZYUP00198. 

Amended item #5 & added item #8 

and renumbered #8.a. 
 



9. Conceptual review for the property located at 302 Townline Rd. for a proposed personal storage facility 

located in the Planned Industrial (PI) zoning district Tax Key No. ZYUP00144 

 

10. 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 9/13/2019 
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PLAN COMMISSION MEETING 
MONDAY, AUGUST 19, 2019 – 6:00 PM 

COUNCIL CHAMBERS, CITY HALL 
 

Mayor Hartz called the meeting to order 6:01 p.m.  

 

Roll Call.  Present: Mayor Hartz, John Gibbs, William Catlin, Michael Krajovic. Absent (Excused) Alderman Doug 

Skates, Ann Esarco, Brett Stanczak. Also Present: City Planner Slavney, City Attorney Draper, Building and Zoning 

Administrator Walling. Building & Zoning Administrative Assistant Follensbee. 

 

Approve Minutes of the July 15
th

 2019 Plan Commission meeting as distributed.  

Gibbs/Krajovic motion to approve.  Motion carried unanimously. 

 

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 be limited to 5 minutes.  

 

Speaker #1: Charlene Klein, 817 Wisconsin Street, thanked Thomas & Kathy George for preserving the house at 832 

Geneva Street. 

 

Speaker #2: Brian Yunker, 311 Cook Street, in favor of the George’s plan at 832 Geneva Street. 

 

Acknowledgement of Correspondence. None. 

 

 

Downtown Design Review 

 

Application by Dimitrius Anagnos, 148 Cass St. Lake Geneva, for the request to raze and remove a portion of the 

building to incorporate additional outdoor dining to the exterior of the property, located at 811 Wrigley Dr., in the 

Central Business (CB) zoning district, Tax Key No. ZA483300003. 

Dimitrius Anagnos, 148 Cass Street, presented his request. Zoning Administrator stated the request also includes moving the 

existing shed away from the alley, closer to the building. Planner Slavney clarified the patio would be stamped. Mayor Hartz 

asked about handicapped accessibility. Anagnos said the plan has two possibilities for handicapped accessibility. 

 

Krajovic/Gibbs motion to approve the razing and removal of a portion of the building and include all staff 

recommendations. 

Roll Call:  Hartz, Gibbs, Catlin, Krajovic “yes.”  Motion carried unanimously. 

 

 

Review and a Recommendation of an application submitted by Daniel & Andrea Pether for Extraterritorial 

Zoning (ETZ) land division creating a new CSM located at N2957 Marshall Ln. Lake Geneva, located in the Town 

of Geneva, creating a lot line adjustment Tax Key No. JA396100002. 

Dan Pether, N2957 Marshall Lane, presented his request for a lot line adjustment and to remove the restriction to enter lot 

1 from Marshall Lane. Slavney the proposed land division meets all city requirements. 

 

Gibbs/ Catlin motion to recommend the Extraterritorial Zoning (ETZ) CSM with a lot line adjustment, and allow a 

driveway access to Lot 1 from Marshall Lane and include all staff recommendations and fact finding in the affirmative. 

Roll Call:  Hartz, Gibbs, Catlin, Krajovic “yes.”  Motion carried unanimously. 
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Public Hearing and Recommendation of a Conditional Use Permit filed by Thomas & Kathy George, 3380 S. Lake 

Shore Dr. Delavan 53115, for the request to allow Outdoor Commercial Entertainment land use located at 832 

Geneva St, situated within the Central Business (CB) zoning district, Tax Key No. ZOP00252. 

Thomas George, 3380 S Lake Shore Drive, Delavan, presented his request. Walling said this plan is an excellent use of 

the property and also meets all downtown requirements. Slavney thanked Mr. George for his efforts and asked which 

materials would be used for the patio. George said they would use pavers and maybe heated tables. Hartz asked about the 

hours of operation. George stated 7am to mid-afternoon and maybe 5:30-8 pm. Hartz suggested 7am-10pm for the hours. 

Hartz also asked if there would be outdoor music. George said it isn’t in the plan. George thanks everyone. 

 

Speaker #1: Brian Yunker, 311 Cook Street, shared his approval for the request at 832 Geneva Street. 

Speaker #2: Ted Herrick, owns building at 821 Geneva Street, shared his support for this proposal and thanks the 

George’s. 

 

Krajovic/Gibbs motion to close the Public Hearing. Motion carried unanimously. 

 

Hartz/Gibbs motion to approve the Conditional Use Permit to allow Outdoor Commercial Entertainment to include all 

staff recommendations and fact finding in the affirmative and the condition of the hours of operation to be 7am-10pm. 

Roll Call:  Hartz, Gibbs, Catlin, Krajovic “yes.”  Motion carried unanimously.  

 

 

Public Hearing and Recommendation of a Conditional Use Permit filed by Jonathan Grosso, 4209 W. Stonefield 

Rd. Mequon, WI 53902, for the request to allow the new installation of a 95’ Pier with 1 boat slip located at 950 

Mariane Terrace, situated within the Estate Residential – 1 (ER-1) zoning district, Tax Key No. ZSY00015. 

Larry Quist, W6489 N Walworth Road, Walworth, representing Jonathan Grosso, presented the request. Walling said they 

meet all the requirements for the riparian rights of 12 ½ foot setbacks, under the maximum allowance of 100 feet and 

received DNR approval. 

 

Gibbs/Krajovic motion to close the Public Hearing. Motion carried unanimously. 

 

Krajovic/Catlin motion to approve the Conditional Use Permit for the new installation of a 95’ pier with 1 boat slip and 

include all staff recommendations and fact finding in the affirmative. 

Roll Call:  Hartz, Gibbs, Catlin, Krajovic “yes.”  Motion carried unanimously. 

 

 

Public Hearing and Recommendation of a Conditional Use Permit filed by Robert Nabasny, 311 S. Wells St. on the 

request to allow for an alteration and addition to the home located at 1544 W. Main St. located within the Estate 

Residential – 1 (ER-1) zoning district, Tax Key No. ZLM00070. 

Robert Nabasny, 311 S Wells Apt 2, presented his request. Walling said it meets all the setbacks for SR-4 zoning. Slavney 

stated the proposed impervious surface is lower than what is allowed so it meets the landscape surface area requirements. 

 

Speaker #1: David Frost, 1556 Orchard Lane, shared his concerns regarding the proposed house design, storm water 

drainage and the need for review by Lake Geneva Manor and the city engineer.  

 

Speaker #2: Bob Krause, 311 Fox Lane, Woodstock, IL. Engineer working with the applicant, spoke about the drainage 

on the property and said they would work with the city engineer to assure there no additional water running off the back 

of property after construction. 

 

Speaker #3: Jackie Getzen, 15 Lakeview Drive, representing neighbors, shared concerns about the steep grade and hard 

surfaces in the Manor which result in drainage issues. 

 

Gibbs/Catlin motion to close the Public Hearing. Motion carried unanimously. 

 

Commissioner Gibbs asked for clarification on the CUP process of the projects in the ER-1 zoning district. Slavney 

explained the process and suggested this project should be reviewed by the city engineer before action is taken.  
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Hartz/Gibbs motion to continue the public hearing and Conditional Use Permit application until the city engineer can 

review and approve the storm water drainage plan which may include the possibility of rain gardens in the back yard. 

Roll Call:  Hartz, Gibbs, Catlin, Krajovic “yes.”  Motion carried unanimously. 

 

 

Public Hearing and Recommendation of a Conditional Use Permit filed by CDS Investments LLC, 1840 

International Parkway, Woodridge, IL. 60517 on a request to raze and rebuild a new single family home located at 

1550 Lake Shore Dr. situated within the Estate Residential – 1 (ER-1) zoning district, Tax Key No. ZLM00048. 

Todd Cauffman, Lowell Custom Homes, representing the applicant, presented the request to raze and rebuild the home 

previously approved for renovation. Walling said the current structure doesn’t allow for modifications which is why the 

applicant has submitted the proposed plan and application. Walling also said the footprint will stay the same. Slavney 

understands the dilemma after reviewing the plans.  

 

 

Speaker #1: Jackie Getzen, 15 Lakeview Drive, supports the proposed plan of this home. 

 

Speaker #2; Jay Kleiman, 1551 Lake Shore Drive, shared his approval of this plan to stay within the original footprint. He 

did share a concern about the asbestos and paint removal since there are kids in this subdivision as well as the property’s 

proximity to the lake. Walling said they are sending samples to the DNR, watering the house to mitigate the dust, and 

providing erosion control or a water capturing system to prevent this water from going into the lake. Gibbs asked if the lot 

was flat and were there any water issues. Cauffman stated the property slopes a bit on the sides but the front and lake side 

areas are flat and is easy to contain. 

 

Krajovic/Gibbs motion to close the Public Hearing. Motion carried unanimously. 

 

Krajovic/Catlin motion to approve the Conditional Use Permit to raze and rebuild a new home and include all staff 

recommendations and fact finding in the affirmative. 

Roll Call:  Hartz, Gibbs, Catlin, Krajovic “yes.”  Motion carried unanimously. 

 

 

Public Hearing and Recommendation of a Conditional Use Permit filed by Lake Geneva Public Library, 918 W. 

Main St. the request is to allow the message display reduction to 30 seconds from the current 60 second static text 

message for Community Information Signs, located within the Estate Residential – 1 (ER-1) zoning district, Tax 

Key No. ZOP00348. 

 

Hartz/Krajovic motion to continue the public hearing and recommendation of the Conditional Use Permit for a message 

display reduction. 

Roll Call:  Hartz, Gibbs, Catlin, Krajovic “yes.”  Motion carried unanimously 

 

 

Comprehensive Plan application review, a single application for the property located at the North West corner of 

the intersection of Townline Rd and Edwards Blvd., the applicant is 120 Properties LLC, Ron & Robin Bender. 

Tax Key No. ZYUP00198. 

Slavney presented the Comprehensive Plan application request and referenced the neighborhood meeting which provided 

feedback reflecting a transition of future land use within this property. Slavney stated the Plan Commission will make a 

recommendation for this request at the September Plan Commission Meeting. Commissioner Krajovic asked for 

clarification of the future land use, the bike path, and the potential for traffic congestion. Hartz said the road capacity 

would be addressed when the developer begins to plan for the specific areas within the project. 

 

Public comments: 

Speaker #1: Bob Tymcio, 677 Joshua Lane, asked how many units would be planned for the multi-family residential land 

use. Slavney said the developer stated a year ago they would need 100 units to allow for on-site property management. 

Tymcio also asked if stoplights are allowed on Townline Road. Hartz said stoplights are allowed as well as stop signs. 

Tymcio asked if the bike path goes on the west side of property, would it be part of the existing homes on Joshua Lane. 

Slavney stated the bike path would be part of the Bender property, not on the property of the existing homes. 



4 of 4 

August 19, 2019 Plan Commission Minutes 

 

Speaker #2: John Schnurr, 701 Joshua Lane, attended the neighborhood meeting, shared his concerns about the height of 

the buildings and the traffic on Townline Road. His new concern is the road connecting the existing subdivision with the 

new development resulting in more traffic in his subdivision which has at least 30 kids and his lot is located in this area. 

He is worried about the children’s safety. 

 

Speaker #3: David Widzisz, 748 N Andria Drive, shared his concerns of traffic congestion, especially for his sons riding 

bikes in his subdivision, if the connecting road is approved. He is also concerned about the potential for more cars 

traveling on Townline Road after this development.  

 

Slavney explained the concept of connected neighborhoods with like land uses and said this concept is not the only 

option. All concepts including traffic and design are subject to design review by engineers. 

 

 

 Adjournment.  Gibbs/Catlin motion to adjourn at 7:42 p.m. Motion carried unanimously. 

 

        

/s/ Brenda Follensbee, Building & Zoning Administrative Assistant 
 

THESE ARE NOT OFFICIAL MINUTES UNTIL APPROVED BY THE PLAN COMMISSION 
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STAFF REPORT 

To Lake Geneva Plan Commission 

Meeting Date:  September 16, 2019 

 

 

 

 

 

 

 

 

 

 

 

 

Description:  

This request is to approve an Extraterritorial Zoning Plat review for the request of a 2 lot CSM 

for Tax Key No. IA462300001 located in the Town of Bloomfield. 

 

This request is to approve the proposed Certified Survey Map dated August 20, 2019 revised 

prepared Schmidt Engineering job number 190417 for the property located at N1445 STH 120. 

 

The parcels newly created parcel will be 15.01 acres. 

 

Action by the Plan Commission: 

Recommendation to the Common Council on the proposed Exterritorial Zoning request (ETZ)  

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

 Provide the Common Council with a recommendation regarding the proposed ETZ 

review. 

 

Staff Recommendation on the proposed  

1. Staff recommends that the Plan Commission recommend approval of the Exterritorial 

Zoning request (ETZ): as submitted, subject to approval Walworth County Land Use 

Zoning. 

 
 

Agenda Item: 5 

Applicant: 

Woodhill Farms Nursery, Inc. 

N1445 STH 120 

Lake Geneva, WI 53147 

Request: ETZ Town of Bloomfield  

Extraterritorial Zoning Plat review two lot 

CSM to Tax Key No. IA462300001 















STAFF REPORT 

To Lake Geneva Plan Commission 

Meeting Date: September 16, 2019 

 

 

 

 

 

 

 

Description: 

The applicant is submitting a request for a Conditional Use Permit (CUP) that would allow for 

the applicant to move forward on the proposed addition and expansion of the existing residence 

that is located in the Estate Residential – 1 (ER-1) zoning district, for the residence located at 

1544 W. Main St.  

 

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: 

No impacts to neighboring properties are anticipated. 

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 Permit (CUP) 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 Permit (CUP) 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. 

Applicant: 

Robert Nabasny 

311 S. Wells St 

Lake Geneva, WI 53147 

Continuation Request: 1544 W. Main St  

Conditional Use Permit (CUP) 

Home Addition Tax Key No. ZLM00070 

 

Agenda Item: 6 



3.  The proposed Conditional Use Permit (CUP) 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 Permit (CUP) 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 Permit (CUP) 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 Permit (CUP) 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 Permit (CUP) 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 Permit (CUP) 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 Permit (CUP) 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 Permit (CUP) 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 Permit (CUP) 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 Permit (CUP) 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 (CUP): 

1. Staff recommends that the Plan Commission recommend approval of the proposed 

Conditional Use Permit (CUP) as submitted, with the findings under A.1-6., above. If 

they are in agreement with the above finding. 

2. Staff recommends the Plan Commission adopt the affirmative set of findings provided 

above. 
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Memo to the City of Lake Geneva 
 
To: Fred Walling, Zoning Administrator Date: August 28, 2019 

   
From: Naomi Rauch, P.E. 
 262-758-6032 
   
CC:  Robert Nabasny 
 Bob Krause 
 Dave Nord – City Administrator 
 Brenda Follensbee – Building and Zoning Administrative Assistant 
 Tom Earle – Director of Public Works 
 Josh Gajewski – Utility Director 
 Greg Governatori – Kapur & Associates, Inc. 
 
Subject: 1544 Main Street – Conditional Use Plan Review 
   

 
BACKGROUND AND REQUEST:   
 
A site plan approval application was submitted for the construction of an addition to the existing residential structure 
at 1544 Main Street resulting in an increase of 2900 sq.ft. of impervious surface on the 13,096 sq.ft. totaling 43.9% 
impervious. The proposed improvements include a second story, breeze way, and attached garage. Construction 
includes a new driveway utilizing two existing entrances off Main Street, repair of existing sidewalk, and landscaping.  
 
The following plans were submitted for review: 

 Proposed Improvements for Robert Nabasny Site and Grading Plan, prepared by Robert A. Krause, 
P.E., LTD. Sheet C1 dated 07/03/2019. 

 Home Addition/Remodel 1544 W. Main Street Lake Geneva WI 53147 architectural plans, 
prepared by Daniel Lesus Architects, P.C. , sheets A3.0-A3.3 dated July 5, 2019.  

 Home Addition/Remodel 1544 W. Main Street Lake Geneva WI 53147, prepared by Daniel Lesus 
Architects, P.C. , sheets 1.0-6.0 dated July 3, 2019.  
 

Comments: 

1.  The construction plans submitted do not include detailed elevations for the retaining wall on the 
west property line making it is difficult to verify stormwater flow patterns in that area.  The proposed 
construction must maintain existing drainage patterns and not direct rooftop drainage directly toward 
adjacent lots. 

 

2. It appears that regrading of the existing west entrance from Main Street may direct water to the 
front of the proposed porch and into two (2) proposed yard inlets.  These inlets and associated yard 
drain must be sized appropriately to accommodate stormwater drainage to this area and avoid damage 
to structure or property. 



kapurinc.com 
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3. The proposed swale along the west side of the property will direct stormwater along the existing 
drainage pattern from north to south across the lot.  The level spreader proposed at the outfall of the 
6in underdrain will allow for a less concentrated flow of stormwater to discharge downstream 
decreasing velocities and promoting infiltration.  A landscaped rain garden in this location could further 
reduce runoff volumes from the new impervious surface.  

 
4. Silt fence location is provided on the site grading plan. The silt fence must be properly installed prior to 

land disturbance and maintained throughout.  A stabilized construction entrance must be utilized to 
access the site to prevent mud or debris being tracked onto Main Street.  If tracking of construction 
debris occurs, it shall be cleaned up at the end of each day.  Inlet protection should be provided at inlet 
structures on Main Street that are located in front of the lot and directly downstream. Land disturbance 
shall be kept to a minimum.  Restoration of the property shall take place as soon as possible after final 
grading and shall include erosion control mat on the proposed swale. 

 

We recommend approval of the submitted site plan subject to the comments above. The plans have been 
reviewed for conformance with generally accepted engineering practices and City of Lake Geneva policies.  
Although the material has been reviewed, the applicant is ultimately responsible for the thoroughness and 
accuracy of the plans and supplemental data and for compliance with state, county, and other local 
ordinances and procedures. 

 

Please contact me if you have any questions or comments pertaining to this project. 
 





STAFF REPORT 

To Lake Geneva Plan Commission 

Meeting Date: September 16, 2019 

 

 

 

 

 

 

 

Description: 

The applicant has submitted a request for a Conditional Use Permit (CUP) that would allow for 

the candidate to construct a 2 story Commercial Multi-Tenant Building at the property located at 

323 Broad St.  

The proposed occupancy for the 4 units will be Office / Retail on the first floor with 2 

Residential Condominiums on the second floor. This property currently is located in a Planned 

Development (PD) zoning classification, in conjunction with the request is to include reverting to 

the underlying Business Central (BC) zoning district Tax Key No ZA464600002.  

 

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: 

No impacts to neighboring properties are anticipated. 

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 Permit (CUP) 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. 

Applicant: 

Lake Geneva Architects 

201 Broad St 

Lake Geneva, WI 53147 

Request: 323 Broad St  

Conditional Use Permit (CUP) 

New Commercial Multi-Tenant Building 

Tax Key No. ZA464600002 
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2.  Specific to this site, the proposed Conditional Use Permit (CUP) 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 Permit (CUP) 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 Permit (CUP) 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 Permit (CUP) 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 Permit (CUP) 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 Permit (CUP) 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 Permit (CUP) 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 Permit (CUP) 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 Permit (CUP) 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 Permit (CUP) 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 Permit (CUP) 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 (CUP): 

1. Staff recommends that the Plan Commission recommend approval of the proposed 

Conditional Use Permit (CUP) as submitted, with the findings under A.1-6., above. If 

they are in agreement with the above finding. 

2. Staff recommends the Plan Commission adopt the affirmative set of findings provided 

above. 
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Memo to the City of Lake Geneva 
 
To: Fred Walling, Zoning Administrator Date: September 10, 2019 

   
From: Naomi Rauch, P.E. 
 262-758-6032 
   
CC:  Lake Geneva Architects 
 Dave Nord – City Administrator 
 Brenda Follensbee – Building and Zoning Administrative Assistant 
 Tom Earle – Director of Public Works 
 Josh Gajewski – Utility Director 
 Greg Governatori – Kapur & Associates, Inc. 
 
Subject: 323 Broad Street – Mixed-Use Redevelopment 
   

 
BACKGROUND AND REQUEST:   
 
A conditional use permit application was submitted for the construction of a mixed-use development at 323 Broad 
Street. The proposed improvements include a two-story mixed-use building with office space on the first floor and 
residential use on the second floor. Construction includes parking lot access from the existing 16-ft alley, a 14 space 
parking lot and sidewalk improvements. 
 
The following plans were submitted for review: 

 OFFICE 323 BROAD STREET, Lake Geneva WI Sheets A1, A4, A7, A9, A11 - A14 prepared by Lake 
Geneva Architects dated September 4, 2019.  

Comments: 

1. The site plan submitted should show the existing and proposed grades throughout the 
development. Proposed spot elevations and slopes should be provided to define changes in grade, 
edge of pavement, curb, and areas that will match into existing grade.   

2. Downspouts and rooftop drainage should be directed away from existing structures and not 
discharged directly on adjacent property.  

3. Hard surfaces should be specified with details.  

4. City specifications should be detailed and specified for sidewalk improvements and work within the 
City right-of-way.  

5. Sanitary and water utility connections to the building are not shown.  

6. The site plan does not include any soil erosion and sediment control measures. Silt fence should be 
installed at the downstream limits of construction. A stabilized construction entrance must be utilized 
to access the site to prevent mud or debris being tracked onto public roads.  If tracking of construction 



kapurinc.com 
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debris occurs, it shall be cleaned up at the end of each day.  Land disturbance shall be kept to a 
minimum.  Restoration of the property shall take place as soon as possible after final grading. 

 

The plans have been reviewed for conformance with generally accepted engineering practices and City of 
Lake Geneva policies.  Although the material has been reviewed, the applicant is ultimately responsible for 
the thoroughness and accuracy of the plans and supplemental data and for compliance with state, county, 
and other local ordinances and procedures. 

Please contact me if you have any questions or comments pertaining to this project. 
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M E M O R A N D U M 
 

 

To: City of Lake Geneva 

From: Mike Slavney, FAICP, City Planner 

Date: September 10, 2019 for the September 16, 2019 Plan Commission Meeting 

Re: Description and Recommendation for the 2019 Property Owner Proposed Amendments to 
the City of Lake Geneva Comprehensive Plan’s Future Land Use Maps (Maps 5a and 5b). 

Introduction 
Every year, the City of Lake Geneva holds a Comprehensive Plan Amendment Cycle to consider property 
owner requests to change the Plan’s Future Land Use Map (Maps 5a and 5b). In most years, this cycle 
runs from May through October. This year’s cycle began a month later, so as to coordinate with the Ten-
Year Update of the entire Comprehensive Plan required by state law. This approach will allow the Plan 
Commission’s review and recommendations for parcel-specific amendments to be folded into the Ten-
Year Update process. 

This year’s Annual Plan Amendment Cycle schedules the Plan Commission recommendations regarding 
property owner Plan amendment proposals during the month of September. The Commission members 
may ask questions about the project, may discuss the proposals with one-another, and may invite the 
applicants and members of the public to identify questions and concerns about the proposal. A motion to 
recommend the Common Council approve or deny the request can be made for the entire parcel, or for 
each proposed change within a parcel. State Law requires that amendments to a Comprehensive Plan be 
approved by both the Plan Commission, and (following a public hearing) by the Common Council. 

 

Proposed Amendment to the Future Land Use Map for 2019 
During this year’s proposal period, one Comprehensive Plan amendment has been requested for formal 
review. It involves proposed changes to the Future Land Use Map for the “Bender Property” at the 
northwest quadrant of the Edwards Boulevard intersection with Townline Road (ZYUP00198). If the 
proposed amendment is approved by the Plan Commission and Common Council, then a paragraph 
describing the approved land use pattern will be added to Comprehensive Plan’s Land Use Chapter, in 
addition to the changes on the Future Land Use Map. 

The attached materials include the application, a conceptual layout of the property, and three versions of 
the Future Land Use Map, including: 

1. The current version of the Future Land Use Map; 

2. The pattern of Land Use Categories proposed within amendment area; and, 

3. The resulting Future Land Use Map if the proposed property owner amendments are approved 
by the Plan Commission and Common Council.   
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2019 Property Owner Proposed Amendments to the Future Land Use Map: 

 

Proposed Amendments to the Future Land Use Map 
(See attached Map 5b Central City Area Coverage): 
 

1. Parcel Number ZYUP00198: Approximately 39 acres. Located at the northwest quadrant of the 
intersection of Edwards Boulevard and Town Line Road: 

Current Future Land Use Map Designations for this Parcel: 

The current Future Land Use Map has the entire parcel designated for the Planned 
Neighborhood land use category. This land use category is intended to result in a typical 
suburban neighborhood dominated by single-family detached homes, with some two-family and 
multi-family dwelling units, as well as some small-scale office and commercial land uses. The 
Comprehensive Plan’s description of this land use category is found on attached pages 61-62. 

Under the Plan’s Housing and Neighborhood Development Goals, Objectives, and 
Policies, (found on attached pages 104-105), a minimum of 60% of all dwelling units must be 
single-family detached, while a maximum of 15% of the dwelling units could be two-family 
dwellings, and a maximum of 25% of the dwelling units could be in multi-family buildings. Small-
scale institutional land uses (such as houses of worship or elementary schools), parks, and small-
scale office and commercial buildings (in house-sized buildings using residential exterior materials) 
are also potentially allowed. The City controls the precise location and mix of land uses through 
the Zoning Map amendment process. 

 

Proposed Future Land Use Map Designations for this Parcel: 

Four specific land use categories are requested for this parcel: 

1. Western Edge of the Parcel: The Single-Family land use category. 

The proposed single-family land use category would enable the Single-Family zoning districts (SR-3 and 
SR-4) in this part of the property. 

The resulting development would match the single-family development immediately to 
the west. This land use was requested by residents of the neighborhood at the 
neighborhood land use workshop in the fall of 2018. 

 

2. West-Central and Northern Edge of the Parcel: The Two-Family land use category. 

The proposed Two-Family land use category would enable the Two-Family zoning district (TR-6) in this 
part of the property. 

The resulting duplex development would have higher densities than the proposed single-
family development to the west, and lower densities than the proposed multi-family 
buildings in the south-central part of the parcel. This land use was recommended as a 
transition to multi-family by residents of the neighborhood at the neighborhood land use 
workshop in the fall of 2018. 
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3. South-Central Portion of the Parcel: The Multi-Family land use category. 

The proposed Multi-Family land use category would enable the Multi-Family zoning district (MR-8) in 
this part of the property. 

The resulting development would have a higher density than the single-family and duplex 
areas, and would form a transition to the proposed Planned Mixed Use development 
along Edwards Boulevard. This land use was proposed along the western edge of the 
property in the 2018 Plan Amendment cycle. That requested amendment was not 
approved by the Plan Commission. This year’s proposal has less land area proposed for 
the Multi-Family land use category, and separates this area from the single-family 
neighborhood to the west with transitions of single-family and duplex land uses. A Group 
Development conditional use permit, a Zoning Map amendment to the Multi-Family 
zoning district, or a Planned Development, would be required to approve a specific multi-
family project. 

 

4. Frontage of Edwards Boulevard: The Planned Mixed-Use land use category. 

The proposed Planned Mixed-Use land use category would enable the Planned Office (PO), Planned 
Business (PB), or Institutional (I) Zoning Districts in this part of the property. 

The resulting development under the requested Planned Mixed Use would have the same 
range of land uses as the current Neighborhood Mixed Use land use category, but 
building floor areas could exceed 5,000 square feet. The Comprehensive Plan’s 
description of this land use category is found on attached pages 62-63. The design and 
exterior materials of these buildings are not required to match those typical in single-family 
residences. Unlike the Planned Neighborhood land use category, there is no formula in 
the Plan that the mix of land uses must adhere to. The City controls the precise location 
and mix of land uses through the Zoning Map amendment process. 

 

I suggest the following steps for the Plan Commission to follow these steps to consider this for agenda 
item: 

1. Introduction by the City Planner 

2. Comments regarding the proposed Future Land Use Map Amendment by the applicant 

3. Questions of the Applicant and City Staff by the Plan Commission 

4. Comments from the Public 

5. Discussion by the Plan Commission, including with City Staff 

6. (Optional) Motion, or multiple motions, regarding a recommendation on any portion(s) of the 
property to the Common Council.  

7. Motion regarding a recommendation on the entire property (including any recommendations 
made of any portion of the property in 6, above) to the Common Council. 
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Description of the Environs of the Proposed Amendment Area 

All of the Bender property is currently unimproved and designated in the Planned Neighborhood 
land use category on the Future Land Use Map. The southern 75% of the proposed Future Land 
Use Map amendment area is farmland, while the northern 25% is wooded and contains a small 
pond. The Ridges of Lake Geneva multi-family development is located to the north of the Bender 
property. Edwards Boulevard is located along the east edge of the Bender property with mixed 
commercial properties beyond including the tennis club, Lake Geneva Brewing, and Lake Geneva 
Animal Hospital. The rear yards of single-family homes along Joshua Lane abut the west edge of the 
Bender property and the proposed amendment area. Town Line Road abuts the southern edge of 
the Bender property and the proposed amendment area. On the other side of Town Line Road, 
single-family development is south of the proposed amendment area, with a storage facility to the 
southeast. 

Implications of the Requested Future Land Use Map Amendment 

The current Planned Neighborhood land use category on the Future Land Use Map is designed to 
result in new neighborhoods in which a minimum of 60% of the dwelling units are single-family 
detached homes, with the remaining 40% of dwelling units comprised of a mixture of duplex, 
townhome, and multi-family development. These percentages are based on the historic percentages 
present in the community. The purpose of these requirements is to ensure that the community 
maintains its single-family character. The overall density of residential development resulting from 
the mix of single-family, two-family, and multi-family development will reach 5 to 6 dwelling units 
per acre. This planning principle has been used in the City’s comprehensive plans since 1992. Many 
other Wisconsin cities and villages use this same approach. 

The overall intention of the Planned Neighborhood land use category is to also potentially allow 
areas for parks, stormwater basins, institutions and will also allow areas for larger-scale office, 
professional service, and retail development. The actual pattern of land uses within Planned 
Neighborhood areas is established through the zoning and platting process. 

The proposed land use categories on the Future Land Use Map is designed to result in a transition 
of land uses from west to east comprised of single-family homes, two-family homes, a cluster of 
small-scale multi-family buildings, and an area of commercial development along Edwards 
Boulevard. The overall residential density of this pattern will be higher than under the current 
Planned Neighborhood designation because of the presence of a higher percentage of multi-family 
and two-family dwellings. Specifically, the Planned Neighborhood designation generally results in an 
overall density of 5-6 dwelling units per acre, while the proposed density will be in the 7 dwelling 
units per acre range.   

Please note than in making Future Land Use Map decisions, the City is taking no action on either 
zoning or the proposed Concept Plan at this time. However (per the Consistency Requirement in 
Wisconsin Statutes), in order to consider such a zoning change or such a project in the future, the 
proposed amendment area must first be designated on the Future Land Use Map in the 
Comprehensive Plan. Hence the reason for this plan amendment. In other words, the requested 
Comprehensive Plan amendment to the Future Land Use Map would be the first required step in a 
process that may result in development of the submitted Concept Plan. Additional steps in the 
development approval process include: securing zoning for each of the land use types; dividing the 
property through the Preliminary and Final Plat process; securing a conditional use permit or 
planned development for a multi-family project; and detailed site plan approval for any non-
residential and multi-family development. 
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Preliminary Plan Commission Review 

On August 19, 2019, the Plan Commission conducted a preliminary review of this Future Land Use 
Map amendment. Many residents in the neighborhood to the west were present and spoke to the 
proposal.  

I would group the concerns raised into five themes: 

• Land Use: The proposed land use transition from existing single-family homes to the west to 
single-family homes and then to two-family homes within the Bender property is a 
significant improvement over last year’s proposal to transition directly to multi-family homes 

• Stormwater: The rear of the homes on Joshua Lane experience stormwater runoff from the 
Bender property because it is higher than the back yards of the homes. Development in the 
western portion of the Bender property should intercept stormwater so that it does not run 
off into the neighborhood. 

• Andrea Drive Road Extension: The property owned by the City that could be used to extend 
Andrea Drive into the Bender property should not be turned into a road that will connect to 
the Bender property. Concerns mentioned included more traffic through the neighborhood 
will many children, and potentially higher speed traffic. Although the stub road is planned, 
because the plat was designed to extend Andrea Drive, residents prefer no road connection. 

• Town Line Road: Several speakers noted that the hills and dips on Town Line limit traffic 
visibility, and that the proposed intersections from the Bender Property are not located at 
the best spots for visibility. Neighbors also reminded the Plan Commission that the school 
bus stops on Town Line Road already seem unsafe to residents. 

• Traffic at the Town Line Road intersection with Edwards Boulevard: This intersection is 
considered very congested with unreasonable wait times for traffic on Town Line Road. 
Drivers get impatient and make dangerous decisions. A traffic signal is needed now. 

 

 

City Planner Analysis: 

I believe the proposed Concept Plan depicts a reasonable land use pattern that accomplishes the 
transition of land uses to Edwards Boulevard.  I support the proposed amendments to the Future 
Land Use Map. 

In the coming months, whether the proposed amendment is approved or denied, I believe the 
following should also occur before development on the Bender Property: 

I believe the proposed Concept Plan can be refined and improved, particularly to respond to 
the detailed pattern of environmental features on the property. These will be studied in detail 
as a prerequisite to any zoning or land division activity. 

I further believe that Town Line Road must be examined carefully to select the best number 
and locations of proposed intersections, and that planning for road improvements must 
account for pedestrian, bicycle, school bus, and motor vehicle travel, turns and stops. This 
study should also review implications of  the Andrea Drive connection. 

The growing traffic and Edwards and Town Line is an emerging concern. The City should 
coordinate with WisDOT to evaluate the potential of additional turn lanes and traffic 
controls. The ultimate roadway widths and design of this intersection, including traffic 
controls, should be planned prior to any development on the Bender property. 
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City Planner’s Recommendation: 
 
To the Plan Commission: 

I recommend the Plan Commission make, second, and approve a motion to recommend to the 
Common Council the approval of the proposed amendment to Comprehensive Plan’s Future Land 
Use Map for the Bender property. 

 

If approved, this motion would be, in effect, to recommend amending the current Planned 
Neighborhood future land use category to the requested pattern of land use categories. 

 

If denied, this motion would be, in effect, to recommend retaining the current Planned 
Neighborhood future land use category. 

 

Approval or denial of the requested amendment to the Future Land Use Map will not approve or 
deny the concept plan or the proposed extension of Andrea Drive. 

 

 

Report Maps are presented on the following pages 
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120 East Lakeside Street • Madison, Wisconsin 53715 • 608.255.3988 • 608.255.0814 Fax  

247 Freshwater Way, Suite 530 • Milwaukee, Wisconsin 53204 • 414.988.8631 

www.vandewalle.com 

 

Shaping places, shaping change 

To: City of Lake Geneva Plan Commission  

From: Jackie Mich, AICP and Meredith Perks 

Date: September 10, 2019 

Re: Comprehensive Plan Draft #1  

Your meeting packet includes Draft #1 of the Comprehensive Plan, which will be discussed at 
the September 16 meeting.  

We will focus our discussion on the following key planning issues: 

• Map 5: Future Land Use Map (Chapter Three, page 87) 

• Support High-Quality New Housing at all Income Levels (Chapter Eight, page 127) 

• Allow Alternative Affordable Housing Options (Chapter Eight, page 127) 

• Enact Design Standards for Multi-Family Housing (Chapter Eight, page 127) 

• Prepare Downtown Revitalization and Reinvestment Plan (Chapter Nine, page 138) 

• Explore Options to Increase Parking Downtown (Chapter Six, page 97-98) 

 

Note: Concept plans for the former Hillmoor Golf Course will be discussed at a joint meeting 
with the Common Council, anticipated to occur in October. 
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STAFF REPORT 

To Lake Geneva Plan Commission 

Meeting Date: September 16, 2019 

 

 

 

 

 

 

 

 

Description: 

The applicant is submitting a request for a conceptual review of a proposed land use for the development 

of personal storage facility in the Planned Industrial (PI) zoning district which is permitted with the 

issuance of a Conditional Use, Tax Key No. ZYUP00144.  

 

At this time the applicant is only proposing this use with the unique land dimensions of 100’ feet wide 

and 999’ feet long. 

 

The unique configuration of this property restricts the possible land uses; therefore the conceptual 

request was suggested by Staff to have the Plan Commission identify recommendations, questions, or 

concerns. 

Applicant: 

Mike Hanley 

302 Townline Rd. 

Lake Geneva, WI 53147 

Request: 

Conceptual Review for Personal Indoor Storage 

302 Townline Rd 

Tax Key No. ZYUP00144 

Agenda Item: 9 
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