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City of Lake Geneva, 626 Geneva St, Lake Geneva, WI 53147-262.248.3673-www.cityoflakgeneva.gov 

 
  

 Plan Commission Agenda 
Monday, March 16, 2026 - 6:00 PM  

Lake Geneva City Hall; Council Chambers 
 

Members: 
Chair: Mayor Todd Krause 

Alderperson Joel Hoiland, John Gibbs, Doug Skates, Jeremy Nafziger, Kyle Cary, and Anne Esarco 
 

  
 1.  Call to Order 
      
 2.  Roll Call 
      
 3.  Approve Minutes of the February 16, 2026 Plan Commission meeting as distributed. 
      
 4.  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. 
      
 5.  Acknowledgment of Correspondence. 
      
 6.  Downtown Design Review: 
      
 a.  Discussion/Action on Resolution PC-2026-010 for Downtown Design Review application 

for Sandwich Board Sign at 734 W Main Street, filed by Roger Wolff, 734 W Main Street, 
Lake Geneva, WI, Tax Key No. ZOP 00314. 

      
 b.  Discussion/Action on Resolution PC-2026-008 for Downtown Design Review application 

for Sandwich Board Sign at 214 Broad Street, filed by Emily Trainor, 214 Broad Street, 
Lake Geneva, WI, Tax Key No. ZOP 00256. 

      
 c.  Discussion/Action on Resolution PC-2026-007 for Downtown Design Review application 

for new awnings at 101 Broad Street, filed by John Law, P.O. Box 27, Lake Geneva, WI, 
Tax Key No. ZCGN 00009. 

      
 d.  Discussion/Action on Resolution PC-2026-009 for Downtown Design Review application 

for façade improvements at 703 W Main Street, filed by Valera Smokvin, P.O. Box 130, 
Grafton, WI, Tax Key No. ZA276000001. 

      
 7.  Discussion/Recommendation of Resolution PC-2026-011 to accept privately owned parcel for 

dedication as right-of-way. 
      
 8.  Public Hearing, Review, and Recommendation 
      
 a.  Public Hearing for a Precise Implementation Plan to construct a new dining facility at 

1724 W Main Street, Lake Geneva, Tax Key No. ZYUP 00096 and ZYUP 00096A filed 
by Covenant Harbor Bible Camp and Retreat Center, 1724 W Main Street, Lake Geneva, 
WI. 

      
 b.  Discussion/Action on Resolution PC-056 for a Precise Implementation Plan to construct a 

new dining facility at 1724 W Main Street, Lake Geneva, Tax Key No. ZYUP 00096 and 
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ZYUP 00096A filed by Covenant Harbor Bible Camp and Retreat Center, 1724 W Main 
Street. 

      
 9.  Adjournment 
      
 

A quorum of the Council may be present; however, no official Council action will be taken. 
Requests from persons with disabilities who need assistance to participate in this meeting should be made to the City Clerk’s office in advance 

so that the appropriate accommodations can be made. 
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City Of Lake Geneva Plan Commission Minutes 
Monday, February 16, 2026 - 6:00 PM 
Lake Geneva City Hall; Council Chambers 
 
 
  
Call to Order 
Mayor Krause called the meeting to order at 6:01 PM 
  
Roll Call 
Present: Krause, Hoiland, Nafziger, Skates, Esarco, Cary 
Absent: Gibbs 
  
Approve Minutes of the Plan Commission meeting as distributed. 
  
December 15, 2026 Plan Commission Meeting 
Motion by Hoilland to approve; second by Skates. Motion carried: 6-0 
  
January 6, 2026 Plan Commission Meeting 
Motion by Hoilland to approve; second by Esarco. Motion carried: 6-0 
  
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. 
Shannon Blay, 1710 Whales Court: Established her presence and readiness to answer questions regarding her 
application Item 7a. 
  
Acknowledgment of Correspondence. 
There was no correspondence to report. 
  
Downtown Design Review: 
  
Discussion/Action on Resolution PC-2026-005  for Downtown Design Review application for Awning Sign at 
149 Broad Street, filed by Linda Chironis, W34442 McDonald Road, Lake Geneva, Tax Key No. ZOP 
00324. 
The Commission reviewed a downtown design application for Hogs and Kisses to install new awnings, which was 
approved with a requirement to secure building permits before installation. 
Motion by Skates to approve; second by Esarco. Motion carried: 6-0. 
  
Public Hearing, Review, and Recommendation 
  
Public Hearing for a Limited Conditional Use Permit to permit Commercial Indoor Lodging at 830 
Williams Street, Lake Geneva, Tax Key No. ZRA 00017 filed by AMB Holdings, 1710 Wales Court, Lake 
Geneva, WI. 
The Commission also conducted a public hearing for a Limited Conditional Use Permit to allow commercial 
indoor lodging at 830 Williams Street, with no public opposition and a suggestion to add parking striping. 
Motion by Skates to close public hearing; second by Hoiland. Motion carried: 6-0  
  
Discussion/Action on Resolution PC-060 for a Limited Conditional Use Permit to permit Commercial 
Indoor Lodging at 830 Williams Street, Lake Geneva, Tax Key No. ZRA 00017 filed by AMB Holdings, 1710 
Wales Court, Lake Geneva, WI  
Motion by Hoilland to approve; second by Skates. Motion carried: 6-0 
  
Public Hearing for a Conditional Use Permit to permit a vertical expansion of a nonconforming structure 
located at 1624 N Lake Shore Drive, Lake Geneva, Tax Key No. ZLM 00037 filed by Jacob Addis, 672 W 
Main Street #462, Lake Geneva, WI 
The Commission conducted a public hearing for a vertical expansion of a non-conforming structure at 1624 North 
Lake Shore Drive. Staff recommended approval of the expansion, which involves adding a bathroom on the second 
floor of an existing home, with the condition that permits are obtained, and an easement is recorded for the shore 
path. The applicant and architect explained the project, which includes new siding, windows, and a second-floor 
addition, and no public comments were made. 
Motion by Hoiland to close the public hearing; second by Skates. Motion carried: 6-0 
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Discussion/Action on Resolution PC-2026-001for a Conditional Use Permit to permit a vertical expansion of 
a nonconforming structure located at 1624 N Lake Shore Drive, Lake Geneva, Tax Key No. ZLM 00037 
filed by Jacob Addis, 672 W Main Street #462, Lake Geneva, WI 
Motion by Hoilland to approve; second by Skates. Motion carried: 6-0 
  
Public Hearing for Text Amendment to Section 98 Article 8 of the City of Lake Geneva Code of Ordinances 
filed by the City of Lake Geneva, 626 Geneva Street, Lake Geneva, WI 
Building & Zoning Director Hanlon explained the proposed amendment, which limits sandwich board signs to one 
per building entrance rather than one per business, to address concerns about multiple signs in multi-tenant 
buildings. Jeremy raised additional concerns about the placement of signs relative to individual business entrances 
and the potential for confusion about building hours. The amendment was presented as a solution to the issue of 
multiple sandwich board signs in multi-tenant properties, with the intent that the property owner would decide how 
to allocate the single-sign permit among tenants. 
The Commission discussed defining "building entrance" as an exterior door, with one sign allowed per entrance. 
They also addressed enforcement procedures, including warning letters and potential fines for non-compliance. 
Peg Esposito, 124 Darwin Street: The speaker urged the Commission to require the owner’s direct involvement in 
the permit application. 
Motion by Skates to close public hearing; second by Hoiland. Motion carried: 6-0  
  
Discussion/Action on Resolution PC-2026-002 for Text Amendment to Section 98 Article 8 of the City of 
Lake Geneva Code of Ordinances filed by the City of Lake Geneva, 626 Geneva Street, Lake Geneva, WI 
Motion by Hoiland to approve; second by Skates. Motion carried: 6-0 
  
Land Division Review 
  
Discussion/Action on Resolution PC-039 for Certified Survey Map for property located on the southwest 
corner of Center Street and North Street, filed by Robert Jeffreys 18 LLC, 1554 W Main Street, Lake 
Geneva, Taz Key Nos. ZOP00023, ZOP00024, ZOP00025, ZOP00026.ZOP28,ZFL0001, ZFL0002 
The Commission discussed a certified survey map for a property at the southwest corner of Center Street and North 
Street.  
The Commission approved the resolution with amendments and set conditions for the survey map, including a 
review by the engineer. 
Motion by Hoiland to approve; second by Esarco. Motion carried: 6-0 
  
Strategic Plan Update 
The presentation focused on the community survey results and the outcomes of the think tank session. David 
presented data showing that while residents are generally satisfied with living and working in Lake Geneva, there 
is significant concern about the community's future direction. The think tank identified key drivers shaping the 
future, including land use, short-term rentals, and community character. Participants preferred a scenario of 
managed and selective growth over a market-driven approach. The group discussed the need to balance tourism 
with creating a livable community for year-round residents. David explained that the next steps involve validating 
these findings with the community and developing a strategic action plan to move towards the preferred future. 
The conversation ended with a reminder to complete the ongoing community survey. 
  
Adjournment 
Motion by Skates to adjourn, second by Escaro. Motion Carried; 6-0.  
The meeting adjourned at 7:03 PM. 
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STAFF REPORT 
To Lake Geneva Plan Commission 

Meeting Date: March 16, 2026 
 
 
 

 
Description: 
The applicant proposes the placement of a sandwich board sign at the entrance to the building located at 
734 Main Street.  The proposed sandwich board sign measures thirty-six (36) inches in height and 
twenty-four (24) inches in width. 
 
City of Lake Geneva Zoning Ordinance Section 98-811 (1) D.2 regulates the placement of sandwich 
board signs. The ordinance requires the following: 

• One (1) sandwich board per building entrance. 
• Sign permit is required prior to placement. 
• Must be located within ten (10) feet of the business entrance leaving a minimum clear pedestrian 

path of five (5) feet on the sidewalk. 
• Maximum height allowed is three (3) feet and maximum width allowed is two (2) feet. 
• Sandwich board sign shall only be displayed during the hours of operation of the business it is 

advertising. 
 
Staff Recommendations:  
 
Staff recommend approval of the proposed improvements, provided that the following conditions are 
met: 

1. The applicant shall secure a sign permit prior to installation of the sign. 

Applicant: 
Roger Wolff 
734 W Main Street 
Lake Geneva, WI 53147 
Tax Key No. ZOP 00314 
 

Request: 
734 Main Street 
Downtown Design Review of Signage  
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RESOLUTION OF THE PLAN COMMISSION 

 
Resolution approving a request for Downtown Design Review filed by Roger Wolff 734 Main Street, Lake 
Geneva, WI, to allow a sandwich board sign at 734 Main Street, Tax Key No. ZOP 00314. 

Committee: N/A 

Fiscal Impact: N/A 

File Number: PC-2026-010 Date: March 16, 2026 

 
WHEREAS, the City of Lake Geneva Plan Commission has considered a Downtown Design 

Review application filed by Roger Wolff 734 Main Street, Lake Geneva, WI, to allow a sandwich board 
sign at 734 Main Street, Tax Key No. ZOP 00314, and; 

 
 WHEREAS, the Plan Commission made the following finding of fact: 
 

1. The proposed Downtown Design Project is consistent with the Downtown Design Standards of 
Section 98-913(9), and 

 
WHEREAS, the Plan Commission has recommended the following conditions:  
 

1. The applicant shall secure a sign permit prior to installation of the sign. 
 

 NOW, THEREFORE, BE IT RESOLVED, that the Plan Commission hereby approves the 
Downtown Design Review application filed by Roger Wolff 734 Main Street, Lake Geneva, WI, to allow 
a sandwich board sign at 734 Main Street, Tax Key No. ZOP 00314, per the findings of fact and 
additional condition stated above.  

. 
 
 

PC Action: Adopted Failed          Vote       
 
 

Mayoral Action: Accept Veto 
 
 
 

 
Todd Krause, Plan Commission Chair    Date 
 
Attest: 

 
  ____________________________________________________________ 

Amanda, Rotondi, Building Zoning Clerk                                 Date 
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STAFF REPORT 
To Lake Geneva Plan Commission 

Meeting Date: March 16, 2026 
 
 
 

 
Description: 
The applicant proposes the placement of a sandwich board sign at the entrance to the building located at 
214 Broad Street.  The proposed sandwich board sign measures thirty-four (34) inches in height and 
twenty (20) inches in width. 
 
City of Lake Geneva Zoning Ordinance Section 98-811 (1) D.2 regulates the placement of sandwich 
board signs. The ordinance requires the following: 

• One (1) sandwich board per building entrance. 
• Sign permit is required prior to placement. 
• Must be located within ten (10) feet of the business entrance leaving a minimum clear pedestrian 

path of five (5) feet on the sidewalk. 
• Maximum height allowed is three (3) feet and maximum width allowed is two (2) feet. 
• Sandwich board sign shall only be displayed during the hours of operation of the business it is 

advertising. 
 
Staff Recommendations:  
 
Staff recommend approval of the proposed improvements, provided that the following conditions are 
met: 

1. The applicant shall secure a sign permit prior to installation of the sign. 

Applicant: 
Emily Trainor 
214 Broad Street 
Lake Geneva, WI 53147 
Tax Key No. ZOP 00256 
 

Request: 
214 Broad Street 
Downtown Design Review of Signage  
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RESOLUTION OF THE PLAN COMMISSION 

 
Resolution approving a request for Downtown Design Review filed by Emily Trainor, 214 Broad Street, Lake 
Geneva, WI, to allow a sandwich board sign at 214 Broad Street, Tax Key No. ZOP 00256. 

Committee: N/A 

Fiscal Impact: N/A 

File Number: PC-2026-008 Date: March 16, 2026 

 
WHEREAS, the City of Lake Geneva Plan Commission has considered a Downtown Design 

Review application filed by Emily Trainor, 214 Broad Street, Lake Geneva, WI, to allow a sandwich 
board sign at 214 Broad Street, Tax Key No. ZOP 00256, and; 

 
 WHEREAS, the Plan Commission made the following finding of fact: 
 

1. The proposed Downtown Design Project is consistent with the Downtown Design Standards of 
Section 98-913(9), and 

 
WHEREAS, the Plan Commission has recommended the following conditions:  
 

1. The applicant shall secure a sign permit prior to installation of the sign. 
 

 NOW, THEREFORE, BE IT RESOLVED, that the Plan Commission hereby approves the 
Downtown Design Review application filed by Emily Trainor, 214 Broad Street, Lake Geneva, WI, to 
allow a sandwich board sign at 214 Broad Street, Tax Key No. ZOP 00256, per the findings of fact and 
additional condition stated above.  

. 
 
 

PC Action: Adopted Failed          Vote       
 
 

Mayoral Action: Accept Veto 
 
 
 

 
Todd Krause, Plan Commission Chair    Date 
 
Attest: 

 
  ____________________________________________________________ 

Amanda, Rotondi, Building Zoning Clerk                                 Date 
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STAFF REPORT 
To Lake Geneva Plan Commission 

Meeting Date: March 16, 2026 
 
 
 

 
Description: 
The applicant proposes making the following improvement to the façade at 101 Broad Street: 

• Installation of two (2) green canvas awning on the South façade of the building. 
• The awning will NOT contain signage. 

 
The proposed awnings will match the two (2) existing awnings on the West end of the South facade.  
The awning color is a complementary color to the building façade.  The awnings will not contain 
signage.  
 
Staff Recommendations:  
The colors proposed have been reviewed and comply with the Downtown Design Overlay Sign 
requirements (98-828).  
 
Staff recommend approval of the proposed improvements, provided that the following conditions are 
met: 

1. The applicant shall secure a building permit prior to installation of the awnings. 

Applicant: 
John Law 
101 Broad Street 
Lake Geneva, WI 53147 
 

Request: 
101 Broad Street Unit 205 
Downtown Design Review of Façade 
Improvement  
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RESOLUTION OF THE PLAN COMMISSION 

 
Resolution approving a request for Downtown Design Review filed by John Law, 101 Broad Street Unit 205, 
Lake Geneva, WI, to install two (2) awnings on a building located at 101 Broad Street, Tax Key Nos. ZCGN 
000009. 

Committee: N/A 

Fiscal Impact: N/A 

File Number: PC-2026-007 Date: March 16, 2026 

 
WHEREAS, the City of Lake Geneva Plan Commission has considered a Downtown Design 

Review application filed by John Law, 101 Broad Street Unit 205, Lake Geneva, WI, to install two (2) 
awnings on a building located at 101 Broad  Street, Tax Key Nos. ZCGN 000009, and;  

 
 WHEREAS, the Plan Commission made the following finding of fact: 
 

1. The proposed Downtown Design Project is consistent with the Downtown Design Standards of 
Section 98-913(9), and 

 
WHEREAS, the Plan Commission has recommended the following conditions:  
 

1. The applicant shall secure a building permit prior to installation of the awnings. 
 

 NOW, THEREFORE, BE IT RESOLVED, that the Plan Commission hereby approves the 
Downtown Design Review application filed by John Law, 101 Broad Street Unit 205, Lake Geneva, WI, 
to install two (2) awnings on a building located at 101 Broad  Street, Tax Key Nos. ZCGN 000009, per 
the findings of fact and additional condition stated above.  

. 
 
 

PC Action: Adopted Failed          Vote       
 
 

Mayoral Action: Accept Veto 
 
 
 

 
Todd Krause, Plan Commission Chair    Date 
 
Attest: 

 
  ______________________________________________________________ 

Amanda, Rotondi, Building Zoning Clerk                                 Date 
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STAFF REPORT 
To Lake Geneva Plan Commission 

Meeting Date: March 16, 2026 
 
 
 

 
Description: 
The applicant proposes making the following changes to the building at 703Main Street: 

• Replace the existing double door on the Main Street façade to a single door with sidelites. New 
door and sidelites will match existing storefront. 

• Add a service door to the East façade of the building within an existing door opening. Door and 
sidelite will match new door on Main Street façade. 

 
Finish Materials: 
The applicant proposes the following building finishes: 

• Marvin Trustile wood doors and sidelites painted black to match the existing storefront. 
 
Staff Recommendations:  
Staff believe the work proposed meets the requirements of the Downtown Design Overlay Zoning 
district ( Section 98- 913).  
 
Staff recommends approval with the following conditions: 

1. Substantial conformance to the submitted Tenant Build Out for: The Chocolate Factory-Lake 
Geneva drawn by Nagel Architects and Engineers, dated February 6, 2026. 

2. The applicant shall secure all required permits prior to the start of construction. 
 

Applicant: 
Valera Smokvin 
P.O. Box 130 
Grafton, WI 53024 
 

Request: 
703 Main Street 
Downtown Design Review of Façade Remodel 
including: 1) changing front door and 2) adding 
service door on east side of building. 
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RESOLUTION OF THE PLAN COMMISSION 

 
Resolution approving a request for Downtown Design Review filed by Valera Smokvin, P.O. Box 130, Grafton, 
WI, to modify the existing building by: 1) Replacing the existing double door entry on the Main Street façade to 
a single door entry with sidelites and 2) Adding a service door to the East facade of the building located at 703 
Main Street, Tax Key No. ZA 276000001. 

Committee: N/A 

Fiscal Impact: N/A 

File Number: PC-2026-009 Date: March 16, 2026 

 
WHEREAS, the City of Lake Geneva Plan Commission has considered a Downtown Design 

Review application filed by Valera Smokvin, P.O. Box 130, Grafton, WI, to modify the existing building 
by: 1) Replacing the existing double door entry on the Main Street façade to a single door entry with 
sidelites and 2) Adding a service door to the East facade of the building located at 703 Main Street, Tax 
Key No. ZA 276000001, and; 

 
 WHEREAS, the Plan Commission made the following finding of fact: 
 

1. The proposed Downtown Design Project is consistent with the Downtown Design Standards of 
Section 98-913, and 

 
WHEREAS, the Plan Commission has assigned the following conditions of approval:  
 

1. Substantial conformance to the submitted Tenant Build Out For: The Chocolate Factory – Lake 
Geneva by Nagel Architects and Engineers dated February 6, 2026, and; 

2. The applicant shall secure all required permits prior to start of construction. 
 

 NOW, THEREFORE, BE IT RESOLVED, that the Plan Commission hereby approves the 
Downtown Design Review application filed by Valera Smokvin, P.O. Box 130, Grafton, WI, to modify 
the existing building by: 1) Replacing the existing double door entry on the Main Street façade to a single 
door entry with sidelites and 2) Adding a service door to the East facade of the building located at 703 
Main Street, Tax Key No. ZA 276000001, according to the findings of fact and additional conditions 
stated above.  

. 
PC Action: Adopted Failed          Vote       

 
 

Mayoral Action: Accept Veto 
 
 
 

 
Todd Krause, Plan Commission Chair  Date 
 
Attest: 
 

______________________________________________ 
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STAFF REPORT 
To Lake Geneva Plan Commission 

Meeting Date: March 16, 2026 
 
 
 

 
Description: 
Covenant Harbor Bible Camp & Retreat Center has 
requested a Planned Development – Precise 
Implementation Plan (PIP) for proposed modifications 
to their property. Covenant Harbor operates a Christian 
camp, conference, and retreat center on a 52-acre 
property located at 1724 W. Main Street on Geneva 
Lake.  
A PD-PIP (Precise Implementation Plan) is Step 4 of 4 
of the Planned Development process. A PIP establishes 
the details of site development including architecture, 
landscaping, lighting, and engineering and must be 
substantially consistent with the General Development 
Plan (GDP).  The City approved an amendment to the 
GDP in spring of 2025.  That approval included an 
upgrade to the existing worship tent and a replacement 
of the existing dining facility. The new dining facility is 
the subject of this PIP. 
 
The dining facility (“Dining Commons”) will be a new 16,785-square-foot building to be used as a 
dining hall and indoor lounge space for campers. It will replace “The Lodge,” a 76-year-old building 
that includes both a dining hall and 52 beds. These beds will not be replaced in the new dining hall. 
Other improvements include windows with lake views, outdoor patios with seating, a lakeside café, and 
an enhanced camper drop-off and vehicle turnaround. The Dining Commons will be located on the 
southeast side of the camp, near the lakefront, as seen on the map on the following page. 
  

Applicant: 
Eric Anderson 
Covenant Harbor  
1724 W. Main St.  
Lake Geneva, WI  
 

Request: 
1724 W. Main St.  
Tax Key No. ZA522000001 
Planned Development – Precise 
Implementation Plan 
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Dining Commons Location (from Civil Engineering Plans Sheet 05) 
 

Note: the Civil Engineering Plans in the meeting packet are oriented so that North is on the right side of the page. 
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Setback and Bulk Requirements 
The proposed building exceeds minimum setback requirements. The proposed Landscape Surface Ratio 
for the entire camp property is 89%, greatly exceeding the minimum Landscape Surface Ratio of 60%. 
A detailed calculation is provided in the PIP application. 
 
Site Plan and Site Access 
The Site Plan includes a redesigned access drive on the north side of the Dining Commons. This is 
primarily used for loading and camper drop-off and allows for adequate vehicle turnaround. The access 
drive will include three new parking spaces as well. Dumpsters for the Dining Commons will be located 
in the existing parking area to the north east of the building. The proposed dumpster enclosure will 
include stone and wood siding intended to blend into the surrounding environment. 
 
Landscaping Plan 
The location of the proposed dining facility foundation and disturbance area is located within a wooded 
area. Boulder retaining walls on the north and east sides of the building stabilize the slopes. Substantial 
regrading will be done on the west side of the building, as the site slopes downhill toward the lake. 
Approximately 30 trees will be removed around the perimeter of the new dining hall due to construction 
and grading. Selective cutting (removal of 30% trees or less) is permitted by right in woodland areas, 
and the proposed tree removal is well under 30%. New trees are proposed along the south side of the 
building and in the center of the driveway turnaround on the north side of the building. Shrubs are 
proposed for the north side of the building. Plant species include Black Hills Spruce, Swamp White Oak, 
Sugar Maple, Serviceberry, Spirea, Viburnum, and others. The Landscaping Plan also includes 
permeable paver patios on the north and south sides of the building and boulder landscaping accents. 
The proposed Landscaping Plan exceeds the City’s minimum landscaping requirements and provides 
sufficient landscaping, appropriate for a woodland context. 
 
Parking and Circulation 
The campground is primarily a pedestrian experience, but the operations of the campgrounds require 
vehicles, including emergency vehicle access. Existing parking areas serving the Dining Commons 
include a larger parking lot to the south of the building and the row of parking to the northeast of the 
building. Three parking spaces in the northeast parking area will be removed to accommodate the 
dumpsters for Dining Commons, described above. The Applicant proposes three new stalls in the access 
drive/turnaround and one additional space in the northeast parking area, for a net increase of one parking 
space.  
 
Building Elevations 
Conceptual building elevations are provided in the PIP application. Building materials will be 
consistent in design, quality and character with other buildings at the camp. They will include granite at 
some lower portions of the structure, patio pillars and the fire place; engineered lap siding and trim; 
asphalt shingles; and wood and plate beam accents at peaks. Proposed colors include tan and a muted 
blue.  
 
Exterior Lighting 
Building-mounted lighting at the building entrance will be directed downwards, similar to other lighting 
at the camp. Path lighting mounted on posts will ensure a lit path to and from the building. 
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Signage 
New signage will be directed only to the interior of the site. No new signage will be visible from a 
public street. This Dining Commons building will include exterior, non-illuminated signs with dark 
green wood trim, which will be placed near the walkways leading to the main entrances.  
 
Utilities and Stormwater 
Utility improvements include an extension of the existing 8-inch private watermain and new sanitary 
pipe to service the new building. Stormwater quantity requirements of the municipal code do not apply 
to runoff from the improvements tributary to Geneva Lake; however, water quality provisions must be 
addressed. The plan currently proposes drainage structures and underground stormwater chambers to 
meet stormwater requirements. Conditions of approval are detailed in the memorandum from Kapur 
dated January 30, 2026. 
 
Consistency with the GDP:  
The PIP step is designed to accommodate refinement of the site plan as final engineering plans are 
prepared. A few such changes are included in the PIP submittal. As compared to the approved GDP, the 
Dining Commons building  has shifted several feet closer to the lake and the building footprint has been 
reduced slightly. The Applicant notes adjustments were needed to conserve trees, reduce impervious 
surface, and reduce use of retaining walls. The design of the turnaround drive was modified to respond 
to comments from the Fire Department and Utility Commission. The stormwater management approach 
has been adjusted. Instead of a drainage swale, as included in the approved GDP, the camp will instead 
install an underground stormwater management system. This is detailed in the Stormwater Management 
Report. Staff views all of these changes to be minor refinements of the approved GDP, therefore finding 
the proposed PIP to be consistent with the approved GDP. 
 
Relationship to Base Zoning Standards: 
All Planned Developments must identify zoning flexibility being requested from the base zoning 
standards in the most comparable regular zoning district. In this instance, the ER-1 zoning district 
provides that comparison zoning district. The applicant requests no additional flexibility from the ER-1 
zoning standards.  
 
Staff Review Comments:  
The proposed PD provides for a new Dining Commons with a minimum of paved roads and parking, 
only as needed to meet operational needs. It maintains the woodland theme and landscape. The proposed 
elevations will complement the camp’s natural setting. The Applicant has worked closely with the 
Utility Commission and City Engineer to develop plans that satisfy City requirements. 
 
Action by the Plan Commission:  
As part of the consideration of a requested Planned Development / Precise Implementation Plan (PIP), 
the Plan Commission is required to: 

• Provide the Common Council with a recommendation regarding the proposed Zoning Map 
amendment, 

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

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

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 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 listed above. 
 
Staff Recommendation: 
Staff recommends that the Plan Commission recommend approval of the PIP as submitted. 
Staff recommends the affirmative set of findings provided above, noting the proposal  maintains the 
desired consistency of land uses, land use intensities, and land use impacts for the camp property and it 
upgrades utilities and stormwater to meet current City standards. 
Staff recommends the following additional condition(s) of approval be attached: 

1. Refer to conditions of approval detailed in the memorandum from Kapur dated January 30, 2026 

 
Jackie Mich, AICP, City Planning Consultant , Vandewalle & Associates 
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Memo to City of Lake Geneva 
 
To: Renee Hanlon, Zoning Administrator Date: January 30, 2026 

   
From: Naomi Rauch, P.E. 
 262-758-6032 
   
CC:  Eric Anderson – Covenant Harbor 
 Ryan Cardinal, P.E. – Cardinal Engineering 
 Erik Oldenburger -  Cardinal Engineering 
 David De Angelis – City Administrator 
 Amanda Rotondi – Building and Zoning Administrative Assistant 
 Tom Earle – Director of Public Works 
 Josh Gajewski – Utility Director 
 
Subject: PIP RECOMMENDED APPROVAL – Covenant Harbor Dining Hall (PIN ZYUP 00096) 
 Kapur Project #24.0167 Phase 15 
   

 

BACKGROUND AND REQUEST:   
 
A PIP application was submitted by Covenant Harbor Bible Camp and Retreat Center for the construction of a new 
16,785 SF dining hall at 1724 W. Main Street in the location of the existing lodge.  The existing structure will be 
demolished and replaced with the proposed new building. An extension of the existing 8-inch private watermain 
and new sanitary pipe will service the new building.  Stormwater quantity requirements of the municipal code do 
not apply to runoff from the improvements tributary to Geneva Lake; however, water quality provisions must be 
addressed.  The plan currently proposes drainage structures and underground stormwater chambers to meet 
stormwater requirements. Improvements include retaining walls, pervious pavers on walkways and new asphalt 
parking spaces and drive. 
 
The following plan and calculations were submitted for review: 

➢ Dining Hall Covenant Harbor Bible Camp Stormwater Management Report, prepared by Cardinal 
Engineering LLC, 19 sheets, dated December 05, 2025 last revised January 16th , 2026. 

➢ Covenant Harbor Precise Implementation Plans, prepared by Cardinal Engineering LLC, 19 
sheets, dated November 6, 2025 last revised January 19th 2026. 
 

Comments: 

Kapur has reviewed the PIP application for the proposed new dining hall.  We recommend approval of the precise 
implementation plan based on the following conditions: 
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1. Sanitary sewer from C0-1 to WYE-1 does not meet frost protection requirements of Wisconsin Plumbing 
Code SPS 382.30.  The plans shall be revised to show the appropriate depth or insulation per the state 
code. 

2. Erosion control blanket shall be utilized on slopes 3:1 or greater. 
3. Design of the retaining wall is required in accordance with the International Building Code 1807.2 as 

adopted in state statute SPS 361.05.  Information demonstrating the retaining wall meets the above 
requirements shall be submitted with the building permit application. 

4. The infiltration bed for the pervious pavers shall be setback a minimum of 10-ft from buildings.  
5. A stormwater maintenance agreement is required for the proposed water quality treatment measures.  

a. The Draft stormwater maintenance agreement is not consistent with the City’s approved 
template. A copy of the template has been provided to the applicant. 

b. Once the City has approved the draft of the agreement, the final must be executed and 
recorded with Walworth County. 

6. As submitted, the proposed improvements should not adversely impact water or sanitary sewer service 
to the Camp or the surrounding area. Water Utility system modeling predicted available fire flows of 
approximately 1,300 gpm, which correlates with 2022 fire flow data provided by the Camp. Evaluations 
of the sanitary sewer loading indicate an increased flow of 7 gpm, with the lift station reaching 80% of 
its hydraulic capacity post-development. 

7. Review of the final public and private fire suppression design should be conducted prior to local project 
permitting. 

8. Prior to issuance of the building permit, the following utility items need resolution: 
a. Formal dedication of the sanitary sewer main adjacent to the lakeshore, sanitary sewer lift 

station, and appurtenances near the southeast corner of the property to the Utility; 

b. Recreating of sanitary sewer easement to adequately cover the above-referenced sanitary 
infrastructure for ingress, egress, maintenance, and future replacement; 

c. Establishing an easement for a new and dedicated electric service to be installed at the sanitary 
sewer lift station, to be dedicated to the Utility, subject to a mutually acceptable final route of 
construction between the Utility, Covenant Harbor, and Alliant Energy; 

d. Confirm the existing 8" water main tee and valve assembly located just off of Snake Rd. is within 
the ROW, or draft an appropriate easement for recording. 

9. The grading plan shows a disturbance of roughly 55,000 SF and thus a construction site stormwater 
permit (Notice of Intent (NOI)) from the WDNR is required.  Additionally, it appears that a WDNR 
Chapter 30 permit for the proposed discharge pipe at the Ordinary High Water Mark (OHWM) of Geneva 
Lake will also be required. 

10. A copy of all approvals/permits required from County or State regulatory agencies shall be provided to 
the City prior to construction. 

11. A performance bond is required totaling 120% of the cost to install the underground chambers as part of 
the stormwater management facilities. Please provide an estimate of the cost to install the water quality 
measures for City review.  The performance bond must be provided prior to the start of construction. 

12. Utility and stormwater management facility as-built information is required to be reviewed and 
approved by the City prior to release of the performance bond. 

13. Kapur inspection of the private main extensions during the construction is required as requested by the 
City. 
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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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RESOLUTION OF THE PLAN COMMISSION 

 
Resolution recommending to the Common Council a Planned Development – Precise Implementation Plan (PIP) 
application filed by Eric Anderson, Covenant Harbor Bible Camp & Retreat Center, 1724 W. Main Street, Lake 
Geneva WI, to allow for the construction of a new dining facility for located at 1724 W. Main Street, Tax Key 
No. ZA522000001. 

Committee: N/A 

Fiscal Impact: N/A 

File Number: PC-056 Date: March 16, 2026 

 
WHEREAS, the City of Lake Geneva Plan Commission has considered a Planned Development – 

Precise Implementation Plan application filed by Eric Anderson, Covenant Harbor Bible Camp & Retreat 
Center, 1724 W. Main Street, Lake Geneva WI, to allow for the construction of a new dining facility for 
located at 1724 W. Main Street, Tax Key No. ZA522000001, and  

 
 WHEREAS, the Plan Commission held a Public Hearing thereon pursuant to proper notice given 
on March 16, 2026, and 
  
 WHEREAS, the Plan Commission made the following findings of fact: 
 

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.  

 
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 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 after taking into consideration the Applicant’s proposal and any requirements 
recommended by the Applicant to ameliorate such impacts, and  
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WHEREAS, the Plan Commission has recommended the following conditions:  
 

1. Satisfaction of City Engineer’s comments dated January 30, 2026. 
 

 NOW, THEREFORE, BE IT RESOLVED, that the Plan Commission hereby recommends 
approval to the Common Council of the Planned Development – Precise Implementation Plan application 
filed by Eric Anderson, Covenant Harbor Bible Camp & Retreat Center, 1724 W. Main Street, Lake 
Geneva WI, to allow for the construction of a new dining facility for located at 1724 W. Main Street, Tax 
Key No. ZA522000001, per the findings of fact and additional conditions stated above.  

. 
 

Recommended to the Common Council of the City of Lake Geneva this 16th day of March, 2026. 
 
 

PC Action: Adopted Failed          Vote       
 
 

Mayoral Action: Accept Veto 
 
 
 

 
Todd Krause, Plan Commission Chair Date 
 
Attest: 

 
  _______________________________________________________ 

Lacey L Reynolds, City Clerk                               Date 
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