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

CITY OF LAKE GENEVA PLAN COMMISSION 
MONDAY, APRIL 17, 2023 - 6:00 PM 
COUNCIL CHAMBERS, CITY HALL 

 
Members: 

Mayor Klein, Alderperson Fesenmaier, Commissioners: John Gibbs, Joel Hoiland, Cindy Forster Fueredi, James Marquardt, 
and Kyle Cary 

 
CITY HALL WILL BE OPEN TO THE PUBLIC DURING ALL MEETINGS. THE CITY OF LAKE GENEVA IS 
HOLDING ALL MEETINGS VIRTUALLY AS WELL AS IN PERSON. IF YOU WISH TO LISTEN OR WATCH 
THE MEETING YOU MAY DO SO BY USING THE FOLLOWING: 
1. Links to the City of Lake Geneva’s live video stream can be found at https://cityoflakegeneva.gov/319/City-Meetings-Video-
Stream  
2. Television: Watch live broadcast of the meeting on Spectrum Cable Channel 25 
3. Listen to audio via phone: (602) 333-2017 (Long distance rates may apply) (888) 204-5987 (Toll Free) 
Access Code: 9746153 

 
AGENDA 

 
 1.  Meeting called to order by Charlene Klein. 
      
 2.  Roll Call 
      
 3.  Approve Minutes of the March 20, 2023 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.  Application by Letitia Bennett d.b.a. Venture Investment Partners N3102 Grandview Dr. 

Lake Geneva for a request of an application for Downtown Design Review of an exterior 
sign request for 717 W. Main St. Tax Key No. ZOP00278 

      
 7.  Proposed Conceptual Plan for Symphony Bay Phase 8. Applicant Fairwyn SB, Inc. 875 Townline 

Rd. Suite 103 Lake Geneva the request for review of a step 1 of the Planned Development request 
for the proposed 70-acre development currently located in the Town of Bloomfield Tax Key No. 
MB500003 

      
 8.  Public Hearing and Recommendation for a Conditional Use Permit request by Robin Kokodynski, 

1591 Orchard Ln., to allow for the installation of exterior renovations which is located in the 
Estate Residential – 1 (ER-1) zoning district, Tax Key No. ZA455800001 

      
 9.  Public Hearing and Recommendation for a Conditional Use Permit request by Gregory Anagnos 
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N1567 Clover Rd. Lake Geneva to allow the installation of an extension that would allow exterior 
food sales at 272 Broad St. Unit A for an Outdoor Commercial Entertainment land use, which is 
in the Central Business (CB) zoning district, Tax Key No. ZOP00244 

      
 10.  Public Hearing and Recommendation for a Conditional Use Permit request from Kurt Jennison 

N3382 County Rd. H to allow for an Indoor Commercial Entertainment land use (Pool Hall) in 
the Central Business (CB) zoning district at 772 W. Main St. Suite 01 Tax Key No. ZOP00321 

      
 11.  Staff update items 
      
 12.  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. 
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CITY OF LAKE GENEVA PLAN COMMISSION MINUTES 
MONDAY, MARCH 20, 2023 - 6:00 PM 
COUNCIL CHAMBERS, CITY HALL 
 
Members: Mayor Klein, Alderperson Fesenmaier, Commissioners: John Gibbs, Joel Hoiland, Cindy Forster 
Fueredi, James Marquardt, and Kyle Cary 
 
 
  
Meeting called to order by Charlene Klein. 
Commissioner Cary chaired the meeting and called the meeting to order at 6:00 p.m.  
  
Roll Call. 
Present: Klein, Fesenmaier, Hoiland, Cary, and Gibbs 
Absent: Marquardt and Fueredi 
  
Approve Minutes of the January 16, 2023 Plan Commission meeting as distributed. 
Motion by Hoiland to approve the minutes, second by Cary. No discussion. Motion carried 5-0  
  
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. 
Tony Rinella - 997 S Lake Shore Dr:  Requested tabling agenda item #8 for concerns about drainage problems 
and a request for time to review the ultimate plans.  Rinella states the previous proposal was not in alignment with 
the Comprehensive Plan or in compliance with Section 98-205(9) of the Lake Geneva Municipal Code. 
Alexis Rinella - 997 S Lake Shore Dr:  Requested tabling agenda item #8, referencing Section 66-362, for a city 
engineer to review.  Also requested City Arborist to  visit the location because of concerns about tree 
destruction  and drainage problems. 
John Dreffin - 1070 S Lake Shore Dr #92-A:  Spoke on behalf of the 62 unit owners in Vista Del Lago, in 
opposition to any multi-family dwellings proposed on agenda item #8. Requesting having only a single family 
home. 
Jerry Orf - 1006 S Lake Shore Dr:  Spoke about drainage concerns on agenda item #8. 
Patricia Solheim - 636 Sue Ann Dr:  Stated concerns about drainage and flooding on agenda item #8. 
Tom Reed,Interstate Insurance Group, - 100 W Main St:  Spoke in opposition to items 4-7 on agenda item #12. 
Frank Guske, Lake Geneva Lane, - 192 E Main St:  Spoke in opposition to agenda item #12, items 4-7. 
Bill Henry - N2165 Wilderland Dr:  Requesting preliminary drawings be made available to better assess the 
impact of the HWY 50 project and any proposed ordinance changes along that corridor. Agenda Item #12. 
Spryo Condos, 1760 Hillcrest Dr & 100 Broad St:  Spoke on behalf of the Business Improvement District, in 
opposition to items 4-7 on agenda item #12. Request to remove 4-7, make an amendment to the ordinance and 
remove them from the ordinance. 
Stephanie Klett, Visit Lake Geneva - 527 Center St: Requests we hold an open meeting on agenda item #12, 
before any direction is given to staff for next steps. Also, they offered to host the meeting to bring together Visit 
Lake Geneva & The Business Improvement District members. 
  
Acknowledgment of Correspondence. 
Cary noted there were eighteen items of correspondence received from eighteen homeowners within Vista Del 
Lago homeowners association in opposition to the proposed new build on 999 S Lake Shore Dr. and we received 
continued correspondence from Claire, Thompson & Pollard in opposition to proposed changes to Zoning Code 98. 
  
Downtown Design Review: 
  
Application by MC Property Management INC; 123 Center Street, for a request to change the exterior colors of the 
building in the Central Business (CB) Downtown Design Overlay Zoning District, Tax Key Nos. ZMIL00001 - 
00034 
Representatives from Mill Creek Hotel presented their color choices for the exterior of their building from the 
historical color swatch.  Administrator Walling confirmed their color choice, Whiffle Blue, is an approved Plan 
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Commission color. 
  
Motion by Hoiland to approve, second by Gibbs Motion carried 5-0.  
  
Application by Denise and Jeff Podhajsky; W303510577 Phantom Woods Road, Mukwonago WI for a request to 
change the exterior awnings of the building located at 264 Center Street, in the Central Business (CB) Downtown 
Design Overlay Zoning District, Tax Key No. ZOP00259 
Denise & Jeff, business owners of 262 & 264 Center St. presented/disscussed their submission for changing the 
exterior awnings.   
 
Motion by Klein to approve, second by Cary. Motion carried 5-0 
  
Review and Recommendation for a proposed land division condominium conversion request submitted by 
Younquist-Nading LLC; 255 Havenwood Drive, to create a 2-unit condominium building as identified in the 
documents generated by Farris, Hansen & Associates dated 12/14/2022 Job No. 10807 for Tax Key No. 
ZOP00002E 
Dale Thrope, Esq. spoke on behalf of Dr. Youngquist proposed land division @ 255 Havenwood Dr.  Fesenmaier 
asked about how the storm water runoff is managed. Dr. Youngquist addresses the question. The property is well 
sloped and drained and there are no current water issues.   
 
Motion by Hoiland to approve, second by Fesenmaier. Motion carried 5-0. 
  
Review and Recommendation for a proposed land division creating a Certified Survey Map (CSM) request 
submitted by John Engerman d.b.a. Woodley Assets; W3411 Linton Road. Lake Geneva, to create 2 buildable 
single family lots, as identified in the documents generated by Paul H. Van Henkelum, dated 03/02/2023 Job No. 
22460 for Tax Key No. ZA206600002 
John Engerman addressed the commission regarding the proposed planned development. The revised proposal is 
now for creating two totally conforming SR-4 lots.No multi-family homes, there will be two single family 
residences.  Jackie Mich, City Planner, verified this is correct and permitted.  Hoiland asked Administrator Walling 
how many SR-4's had been broken up into 2 or 3 lots. Walling provided an example of a property on Dodge St. 
that was broken into 7 lots and was zoned SR-4. This project does not have to come back to the Plan 
Commission.  Fesenmaier asked for confirmation if it was a single family house, that there would not be a need to 
go to the Plan Commission. Jackie Mich, City Planner, confirmed no Plan Commission would be required. 
Fesenmaier  states concerns pertaining to Chapter 66.362 and the location of the water shed.  Fesenmaier would 
like to continue this item.  Administrator Walling confirmed these items are in the staff report. Gibbs, asked John if 
anyone took him up on his offer to meet with him.  They did meet.  John confirmed this would be a spec home and 
no short-term rentals. 
  
 Motion by Gibbs to approve, second by Cary. Motion carried 3-2. 
  
Review and Recommendation for a proposed land CSM request submitted by Avalon Property LLC; 875 Geneva 
Parkway, to create 1 single commercial lot by combining 4 tax parcels, as identified in the documents generated by 
Farris, Hansen & Associates dated, 11/17/2022 for Tax Key Nos. ZLGBP00010A; ZYUP00157; ZYUP00158; & 
NLY3100002  
Peter Jergan - N2629 Sunset Blvd:  Peter is the agent for Avalon Properties. He presented the proposal. Sonja, 
confirming this is a land division request.  Reconfiguration of parcels and achieving what we would like to see on 
that land,  4 parcels combined into one 5 acre parcel. At the southern end of the parcel is being platted for an 
outlet.  The staff report recommended approval.Peter confirmed that an addition would be made in the future. 
 
Motion by Hoiland to approve, second by Gibbs. Motion carried 5-0.  
  
Public Hearing and Recommendation for a Zoning Map Amendment submitted by Avalon Property LLC; 875 
Geneva Parkway, to allow for the zoning designation of Planned Business Park (PBP) from the current Planned 
Business (PB) zoning classification Tax Key Nos. ZYUP00157; ZYUP00158; & NLY3100002 
Peter Jergan - N2629 Sunset Blvd:  Peter is the agent for Avalon Properties. Peter presented their request for a 
zoning change. 
Staff recommendation for approval.  
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Motion by Cary to close the public hearing, second by Gibbs. Motion carried 5-0 
Motion by Hoiland to approve, second by Gibbs. Motion carried 5-0.   
  
Public Hearing and Recommendation for a Conditional Use Permit to allow for a Husbandry land use (goat 
grazing) in the Rural Holding (RH) zoning district at the Hillmoor property located at 333 E. Main Street; Tax Key 
No. ZYUP00131 
Jackie Mich, City Planner; presenting an overview of the proposed Conditional Use request. Recommendation for 
approval. 
 
Motion by Klein to close the public hearing, second by Cary. Motion carried 5-0. 
Discussion follows between the Commission and City Planner regarding location in the property.  
Motion by Hoiland to approve to include the entire property of 333 E Main St, including the affirmative set of 
findings and additional conditions of approval recommended by staff, second by Gibbs. Motion carried 5-0. 
  
Discussion and direction to staff on next steps for enhanced building and site design standards  
Mayor Klein noted that she would like the commissioners to come together in a workshop type setting to discuss 
the design standards that have been adapted from the previously proposed gateway ordinance. 
City Planner Mich stated that she would like the Commission to identify which items from the previously proposed 
ordinance to explore further. She added that items 4-7 of the proposed gateway ordinance were the most 
problematic for the public. A suggestion was  made that those standards only be applied to a new development and 
leave the existing as is. Mich encouraged the commission to identify how the workshop should be structured and 
what the end goal is. 
Administrator Walling noted the budget for this item has been exhausted and voiced concern over the ability to 
fund the review of comprehensive plan amendments. Gibbs stated that he is not in favor of the proposed gateway 
ordinance as relates to existing businesses, but that the standards could be applied to any new construction. 
General discussion regarding the possible creation/implementation of a gateway design standard continued. 
 
The Plan Commission recommended that the City Planner review sections one through three of the previously 
proposed gateway ordinance and prepare communication to the possible affected business owners. No action taken.   
  
Adjournment 
Motion by Hoiland to adjourn, second by Klein. Motion carried 5-0. Meeting adjourned at 8:07 p.m.  
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STAFF REPORT
To Lake Geneva Plan Commission

Meeting Date: April 17, 2023

Description:
The applicant is submitting an application for Downtown Design Review to allow for exterior 
signage to the building located at 717 W. Main St in the Central Business (CB) zoning district, 
Tax Key No.  ZOP00278.

The City reviews all exterior alteration in the CB zoning district to confirm that they conform to 
the Downtown Design standards, particularly quantity, size, and color requirements. 

Staff Recommendations: 

Staff recommend approval of the Alteration and installation request as submitted.

Applicant:
Letitia Bennitt 
d.b.a. Venture Investment Partners LLP
N3102 Grandview Dr. 
Lake Geneva

Request:
717 W. Main St
Downtown Design Review exterior signage in 
the Central Business (CB) zoning district
Tax Key No.  ZOP00278

Agenda Item: 6a
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LEGAL DESCRIPTION 
SYMPHONY BAY PHASE 8 

 
 

 

Page 12 of 81



PROJECT NARRATIVE 
 
Phase 8 of the Symphony Bay development represents approximately 70 acres of unincorporated land 
outside the City of Lake Geneva, but within the City’s planning area. The land is designated as Planned 
Neighborhood on the City’s comprehensive land use map. The property is within the Lake Geneva water 
and sewer facilities service area.  The Symphony Bay Phase 5 lift station was designed to accommodate 
flows from Phase 8.  
 
The general property location is noted on the attached maps. The property is located outside the 
corporate limits of the City of Lake Geneva, west of North Street, south of Townline Road and north of 
Bloomfield Road at the far southeast corner of the City. 
 

a) Project Description: The Developer, Fairwyn is proposing the development of an approximately 
140 home age targeted active adult community as a logical extension of The Symphony Bay 
community. The attached concept site plan depicts how the site will be developed. 
 
Residents in this phase 8 area will have access to the full array of offerings that all residents of 
Symphony Bay now enjoy, including an onsite clubhouse with pool, lakeside lodge at Buttons 
Bay, over 2 miles of walking trails that are interconnected with the City’s regional trail system. In 
addition to those physical amenities, the low maintenance lifestyle aspects of Symphony Bay 
provide lawn maintenance and snow removal provided by the home owners association. 
 

b) Unit Types and Land Uses: The development will mirror the homes and land use design 
incorporated in earlier phases of Symphony Bay.   
 
i) Homes will be constructed on the same 50 foot wide by 120 foot deep Nautical Series 

lot currently constructed in Symphony Bay. Minimum side yard setbacks will be 5’. 
 

ii) We will continue to provide the same ranch home designs as currently offered in 
Symphony Bay. Homes sizes range from 1,590 square feet to 1,940 square feet. 
Flexibility of a second-floor bonus and storage areas will remain available as well.  
 

c) Approximate Density: The project plans contemplate approximately 140 dwelling units on the 
70 acres of land. The resultant density is 2.0 dwelling units per is far below the expected density 
of a mixed use Planned Neighborhood. 
 

d) Natural Features: The conceptual site plan has been developed by Fairwyn’s land planning 
consultant, Teska and Associates In addition to a strong municipal planning background, Teska 
has vast experience in land planning communities throughout the region in an environmentally 
responsible manner.  

 
The wetland areas on the property’s west boundary, has been incorporated into the land plan, 
and will be enhanced with a walking trail system. A walking path will be provided to connect 
Phase 8 to Symphony Bay walking trail. The trails will provide resident walking access to the 
natural areas within the site. The trail system interconnects with the community regional trail 
network and will be available to all residents of Lake Geneva. All development related activities 
will remain sensitive to this natural amenity.  
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e) Relationship to Nearby Properties and Streets: Access to Phase 8 will be provided at North 
Road and Bloomfield Road.  To create a greater sense of community and security, and to 
discourage “cut through” traffic, roadways are purposely designed in a curvilinear fashion. 
 

f) General Relationship to Master Plan: The proposed plan is consistent with the goals of the City 
master plan and future land use plan Planned Neighborhood designation. 

 
g) Rationale for PD Zoning: The requested PD zoning best provides the flexibility in regulation 

necessary to accommodate the standards typical of an active adult type community. Density 
remains at 50% of City expectation in a Planned Neighborhood. 
 

h) Zoning Standards: We are requesting zoning allowances as provided in the Symphony Bay 
recommendation memorandum from City Planner, Vandewalle & Associates dated February 15, 
2016 

 
i) Zoning Exemptions: We are requesting zoning allowances as necessary to facilitate the 

proposed project including relief to accommodate the proposed lot sizes and setbacks provided 
in the Symphony Bay recommendation memorandum from City Planner, Vandewalle & 
Associates dated February 15, 2016 
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Kelly C Frazier Design, LLC

         141 N Water St #33, Milwaukee, WI 53202 w kelly@kcfdesignllc.com w Ph (262) 215-0586

March 2, 2023

Mr. Fred Walling
Building Inspector / Zoning Administrator
City of Lake Geneva
626 Geneva Street
Lake Geneva, WI  53147

RE: APPLICATION FOR CONDITIONAL USE IN ER-1 DISTRICT
NEW COVERED ENTRY, NEW LANDSCAPING INCLUDING PATIO & WALKS OF EXISTING RESIDENCE
FOR
MR. and MRS. ANDREW & ROBIN KOKODYNSKI
1591 ORCHARD LANE
LAKE GENEVA, WISCONSIN  53147

Dear Mr. Walling, City Staff and Members of the Plan Commission:

Andrew and Robin Kokodynski at 1591 Orchard Lane in the Lake Geneva Manor Subdivision in the City of Lake
Geneva wish to add covered entry, new chimney (chimney already built per 2022 building permit issued), new
terrace/patio, walks and landscaping to the Existing Residence.

The Property is Lot 1 of Certified Survey Map No. 4558 being a parcel consolidation of all Lot 21 and part of
Lots 17, 18, 20 and 22 of Block 31 of Lake Geneva Manor Sub. Tract No. 17 located in part of the Government
Lot 2 in the Northwest ¼ of the Southeast ¼ of Section35, Town 2 North, Range 17 East, City of Lake Geneva,
Walworth County, Wisconsin as recorded on Oct 15, 2014 as Document number 893334 and is designated as
Tax Key #ZZ455800001.

Under the Lake Geneva Zoning Ordinance, the property is zoned ER-1, Estate Residential District.  This lot is
substandard under the bulk requirements of the ER-1 District in that the lot area is 14,925 square feet (0.34
acres) and the lot is irregular abutting two streets with varying widths, 70.17’ at Orchard Lane (east) side and
65.97’ at Lakeview Drive (west) side. The existing home does not meet the setback requirements of the ER-1
Zoning District, but is considered legal non-conforming structure on a legal substandard lot as it was built
prior to adoption of the current zoning designation.

Under the Zoning Ordinance 98.407(3)(a&b), Existing Single Family Residences on legal substandard lots
within the ER-1 Zoning District can be added/remodeled upon approval of a Conditional Use per all the zoning
requirements of the SR-4 Zoning District, EXCEPT Landscape Surface Ratio (LSR) minimum, which shall remain
60% per ER-1 requirement.

Although the proposed LSR 73% exceeds the 60% minimum required, per Section 98.407(3)(a) & (b), an
increase in impervious surface from the current LSR requires review and approval of Storm Water
Management Plan with improvements, grading and erosion control plans by the City Engineer to ensure full
compliance with the City’s stormwater quality and quantity standards.
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For the proposed conditional use as described above, submittal includes the following:

· Application for Conditional Use and required fee $100.00 per 98-408er Section 98-408(3)(a)
(Paid with DRT submittal 02/08/23)

· Agreement for Services, signed by the Owner (submitted with DRT submittal, 02/08/23)

A. Lake Geneva Zoning Map showing location of Subject Property for Conditional Use with zoning district
enlarged map of subdivision and map of properties within 300’ of subject property (Walworth County
Property Map)

B. Existing Plat of Survey of Subject Site showing existing buildings, driveway, lot dimensions, graphic scale,
and north arrow

C. Proposed Plat of Survey / Site plan with all lot dimensions, proposed additions, existing and proposed
landscape/hardscape plan
Storm Water Management / Grading Plan w/  proposed  drainage  system  to  support  the  increase  of
impervious surface which meets setback requirements of the SR-4 zoning and the LSR minimum required
in the ER-1 zoning
Soil Erosion Control Plan &
Operation & Maintenance Plan. Prepared by Farris Hansen and Associates, Inc.

D. Architectural Site/Landscape/Hardscape Plan and Impervious Surface Key Plan with calculations with
Proposed Elevations/Sections for Covered Porch and Chimney and Landscaping Plan by B&J Tree and
Landscape Service, Inc

E. Written Justification of the proposed Conditional Use

Thank you for your consideration of our project.  Please let me know if you need additional information or have
any questions.

Sincerely,

Kelly C. Frazier
Kelly C. Frazier Design, LLC
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A. MAPS OF PROPOSED CONDITIONAL USE
(LAND USE MAP OF CITY OF LAKE GENEVA)

(WALWORTH COUNTY PROPERTY MAP)
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B. EXISTING PLAT OF SURVEY OF SUBJECT SITE
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             C. PROPOSED PLAT OF SURVEY / SITE PLAN,
            STORM WATER MANAGEMENT PLAN,

                   GRADING, and SOIL EROSION CONTROL PLAN
            & Operation & Maintenance Plan

Prepared by Farris Hansen & Associates, Inc.
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OPERATION & MAINTENANCE PLAN 
February 2023 

 
Kokodynski Residence  

1591 Orchard land 
City of Lake Geneva, WI 

 
It is anticipated that the Owner, ANDREW & ROBIN KOKODYNSKI will become 
responsible for the operation and maintenance of the stormwater system upon completion 
of construction.  Until such time, the contractor will be responsible for operation and 
maintenance. 
 
The contractor selected to complete the site work construction will be responsible for the 
operation and maintenance of the temporary erosion control measures during construction 
and the stormwater management system during the construction phase of the project.  
Erosion control measures shall be installed and maintained as shown on site plans for the 
project in accordance with details shown on the plan.  Erosion control shall be maintained 
as detailed on the site plan. 
 
The following maintenance and inspection recommendations are taken from WDNR’s 
Technical Standard 1009 and shall become part of the operation and maintenance plan for 
the stormwater management system located on the site: 

 
RAIN GARDEN 
 

(1) Inspection. A plan to inspect the rain garden a minimum of three times per growing season to 
remove nuisance or invasive plants and identify problems with excess moisture, soil erosion, 
berm settling or failure of any other component. 

(2) Plants and weeds. Cut and remove nuisance or invasive species, remove excessive dead plant 
material annually, and replace desired species that may have died in significant numbers. 

(3) Erosion control and berm settling. Stabilize eroding soil and repair damage or settling that may 
occur on the berm if it affects the ponding area or discharge flow path. 
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2 
 
 

(4) Compaction. If the rain garden retains surface water for greater than 72 hours, soil compaction 
mitigation may be needed. Soil compaction mitigation includes taking action to decrease bulk 
density of the soil, which might be accomplished by a combination of mechanical, vegetative and/or 
chemical means. Examples of compaction mitigation include: deep tilling, deep ripping, soil 
amendment and establishment of deep-rooted vegetation. If turf grass is currently present, switch to 
deep-rooted native species. 

Hire or train individuals who are able to identify all stages of life as well as common weeds and invasive plants. 
These individuals should also be knowledgeable about effective control methods for common weeds. 

It is not recommended to use a rain garden for snow storage since snow is often associated with deicers and 
other sediment and debris, which will damage the plants and soil. 

 
 

Table 1. Typical Maintenance Activities for Rain Garden Areas 
 

ACTIVITY FREQUENCY 

Inspect rain garden to remove 
nuisance or invasive plants and identify 
problems with excess moisture, soil 
erosion, berm settling or failure of any 
other component 

 
 
At least three times per growing season 

Water plants 
As needed for several weeks after planting, 
and during drought conditions thereafter 

Monitor water level after a large rainfall 
to ensure drainage 

As needed, especially during the first year 

Remove nuisance or invasive plants As needed per inspections 

Re-plant void areas As needed per inspections 

Treat diseased trees and shrubs As needed per inspections 

Repair eroded areas and any berm 
damage or settling 

 
As needed per inspections 

Remove trash and debris As needed per inspections 

Remove excessive dead plant material Annually (spring recommended) 
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D ARCHITECTURAL SITE/LANDSCAPE/HARDSCAPE PLAN
PROPOSED ELEVATIONS/SECTIONS FOR COVERED PORCH
AND CHIMNEY
LANDSCAPE PLAN by B&J Tree and Landscape Service, Inc
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BUILDING COVERAGE CALCULATIONS:LOT AREA: 14,925 SF

BUILDING COVERAGE ALLOWED 40%: 5,970 SF

PROPOSED BUILDING COVERAGE:

-EXTG HOUSE/GARAGE FOOTPRINT: 2,310 SF
-PROPOSED COVERED FRONT PORCH: 68 SF

-PROPOSED CHIMNEY (WEST): 11 SF
PROPOSED BUILDING TOTAL: 2,389 SF

CONCLUSION:  **MEETS MAX COVERAGE

16%2,389 SF DIVIDED BY 14,935 SF =

2,389 SF < 5,970 SF MAX. ALLOWED16% < 40% MAX. ALLOWED

LOT AREA: 14,925 SF
LSR MIN ALLOWED 60%: 8,955 SF

PROPOSED BUILDING/IMPERVIOUS SURFACES:
NEW RAISED GARDEN BOX: 44 SFLANDSCAPE SURFACE RATIO CALCULATIONS:A

RETAIN'G WALL AT PLANTER: 95 SFB

NEW YARD DRAINS (8 @ 1 SF): 8 SFC

NEW TERRACE W/ SITTING WALL: 735 SFD

NEW FLAGSTONE PATH TO REAR: 71 SFE

NEW FLAGSTONE PATH AT GARAGE: 75 SFF

EXISTING DRIVEWAY: 618 SFG

NEW WALK TO COVERED PORCH: 63 SFH

FLAGSTONE PATIO AT FRONT: 85 SFI

EXTG PATIO -SOUTH: 218 SFJ

WALK AT SOUTH TO SOUTH PATIO : 82 SFK
TOTAL IMPERVIOUS LANDSCAPING : 2,197 SF
TOTAL IMPERVIOUS BUILDING : 2,389 SF
TOTAL IMPERVIOUS COVERAGE : 4,586 SF

EXTG/RECONFIG FENCE (ON LOT ONLY): 103 SF

CONCLUSION:  **MEETS MINIMUM COVERAGE

14,925 SF (LOT) - 4,586 SF IMPERVIOUS SF =
10,339 SF OF GREENSPACE REMAINING

 10,339 SF > 8,955 SF MIN. REQUIRED

TOTAL IMPERVIOUS LANDSCAPING : 1,855 SF
TOTAL EXTG IMPERVIOUS BUILDING : 2,310 SF

TOTAL IMPERVIOUS COVERAGE : 4,165 SF

PRE-CONSTRUCTION (EXISTING)
BUILDING/IMPERVIOUS SURFACES:

EXTG RETAIN'G WALL AT PLANTER: 95 SF

EXTG PATIO AT NORTH ENTRY: 123 SF

EXTG PATH AT GARAGE: 131 SF

EXISTING DRIVEWAY: 618 SF

EXTG STOOP & PATIO AT ENTRY & WALK: 305 SF

EXTG BORDER AT PLANTER (WEST & NORTH): 41 SF

EXTG PATIO -SOUTH: 218 SF

EXTG FENCE (ON LOT ONLY): 103 SF

EXTG ROCK BED (WEST): 221 SF

***PROPOSED INCREASE
OF IMPERVIOUS SPACE:  (3%)  421 SF

14,925 SF (LOT) - 4,165 SF IMPERVIOUS SF =
10,760 SF OF GREENSPACE REMAINING

PRE-CONSTRUCTION LSR: 72%

POST-CONSTRUCTION LSR: 69%  > 60% REQUIRED
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CUP3
SCALE:  1/4" = 1'-0"

EAST (STREET) ELEVATION
PROPOSED NEW COVERED PORCH
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CUP4SCALE:  1/4" = 1'-0"

COVERED FRONT PORCH SECTION
PROPOSED
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E.  JUSTIFICATION OF THE PROPOSED CONDITIONAL USE

PROPOSED ADDITIONS & LANDSCAPING TO EXISTING RESIDENCE
for
MR. and MRS. ANDREW KOKODYNSKI
1591 ORCHARD LANE, LAKE GENEVA MANOR
LAKE GENEVA, WISCONSIN  53147

1. The Subject Property is 1591 Orchard Lane, Lake Geneva Manor Subdivision and was originally
subdivided many years ago and existed long before the current Lake Geneva Zoning Ordinance
requirements were adopted.  The original intent of the creation of the ER-1 Estate Residential Zoning
District was to restrict the development of residential lakeshore and properties with lake rights by
limiting the subdivision of existing lots to create new buildable lots.  The proposed Conditional Use
request will still maintain the residential use for which it was intended and is in keeping with the harmony
of the Lake Geneva Comprehensive Plan, zoning ordinance adopted with all amendments.

2. The Subject Property is zoned ER-1 located in Lake Geneva Manor Subdivision.  Since the creation of
these lots were subdivided prior to the ER-1 designation, many of the existing lots do not meet the
current ER-1 Residential Bulk Requirements. Therefore, per Zoning Ordinance 98.407 Substandard Lot
Regulations were adopted to allow special considerations for the lots that don’t meet the ER-1
Residential Bulk Requirements.

Under the Zoning Ordinance Section 98.407(3)(a) & (b), existing Single Family Residences on legal
substandard lots within the ER-1 Zoning District can be added/remodeled upon review and approval
of a Conditional Use per all the zoning requirements of the SR-4 Zoning District, EXCEPT Landscape
Surface Ratio (LSR) minimum, which shall remain 60% per ER-1 requirement.

The SR-4 Zoning District allows for a minimum Lot Area of 9,000 square feet, a minimum Lot Width of
75’, a minimum Street Frontage of 50’, Street Setback of 25’, Rear Lot Line Setback of 30’, and Side Lot
Line Setback of 6’ minimum with a total combined Side Yard Setback of 15’, and Maximum building
coverage of 40%.  The existing home with the proposed covered entry porch added on east/front and
chimney added on west/rear (chimney already built per building permit approved Summer, 2022) will
still meet the SR-4 setback requirements at street yard, side yards, rear yard setback and height max.
(32’ for LG Manor) and meets the Maximum Building Coverage at 16%  (40% max allowed), under the
SR-4 Single Family Zoning District requirements.

This Conditional Use request also requires review and approval of the proposed site plan requesting
various changes, that include an additional patio at west/rear of home, additional flagstone & concrete
walks, raised planting bed and reconstruction/reconfiguration of existing patios, walks and existing
boulder retaining walls at higher grade on north and west side of lot (that currently retains the grade
difference between adjacent lots). Per the plans and area calculation shown on drawings, the proposed
LSR is 70% with the additions and landscape changes (meeting the 60% min. required) but will decrease
the existing/current LSR (73%) by 3%. Although the proposed LSR 73% meets the 60% minimum
required, per Section 98-407(3)(b), an increase in impervious surface from the current LSR requires
review and approval of Storm Water Management Plan with improvements, grading and erosion
control plans by the City Engineer to ensure full compliance with the City’s stormwater quality and
quantity standards.
We do not believe it was the intention of the City to penalize the owners of existing legal substandard
residential lots or prevent them from constructing or remodeling an existing Single-family Residence,
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which  is  why  this  special  consideration  was  adapted. As described above and depicted in the plan
submittal, the proposed conditional use request meets the special consideration for the subject
property, therefore, is in harmony with the purposes, goals, objectives, policies and standards of the
City of Lake Geneva.

3. The granting of approval of this proposed Conditional Use would not be a substantial detriment to the
adjacent properties because the proposed minor additions to the existing house meet and exceed the
bulk standard of the allowed use of the SR-4 Single Family Residential standards and the existing and
proposed impervious surface changes resulting in LSR of 73% meets the min. LSR of 60% min. allowed
by conditional use.

The Site plan/storm water management prepared by Farris Hansen and Associates, Inc. proposes the
necessary grading and swales to direct storm water run-off from existing and proposed building and
impervious surfaces on site to eight on-site subsurface yard drains.  The storm management method
proposed incorporates collection of roof downspouts (currently utilized already) to existing/new
subsurface piping to connect to new yard drains and water garden feature.  The system of yard drains
and subsurface piping will direct storm water to underground directing it to a rain garden feature at the
southeast corner of the lot (lowest grade) thus reducing the surface run-off that naturally occurs to the
street and adjacent properties. Operation & Maintenance Plan is also included to ensure the operation
of storm water management for future. We believe this method is sufficient to handle the decrease of
LSR of 3% from the existing LSR (70%) to the proposed 73% and would not adversely affect the health,
safety or general welfare of the public, or the provisions of the Zoning Ordinance or Comprehensive
Master Plan.

4. The proposed Conditional Use would be in compliance with the long-range plans of the City of Lake
Geneva in that it would maintain this property as a high quality single family residential use. All
proposed changes to home and property is in keeping and maintaining quality single family residences
at the current density was the original intention in the creation of the ER-1 District in these lake access
areas.

5. The Subject Property is currently served by City sanitary sewer and water, electric and gas.  The proposed
additions and landscape plan do not impact any changes to these facilities that currently is utilized. Lake
Geneva Manor Subdivision does not have a complete underground storm water management system,
but relies on surface drainage of the streets and curb system. With the storm water management
currently utilized and proposed modifications for the minor decrease of 3% LSR, we feel this project
would not impose an undue burden on any improvements, utilities or services provided by public
agencies serving the subject property.

6. Single Family Residences are a permitted use within the ER-1 Estate Residential District and are in
keeping with the intent of the Master Plan of the City of Lake Geneva. This lot does not currently meet
the Bulk Residential Requirements of the ER-1 District. Therefore, per Zoning Ordinance 98.407
Substandard Lot Regulations were adopted to allow special considerations for the lots that don’t meet
the ER-1 Residential Bulk Requirements but require review and approval of Conditional Use for any
improvements. The proposed construction of minor additions and proposed hardscaping/ landscaping
that meet the zoning requirements per Section 98-407(3)(a)&(b) and utilizes storm water management
practices to control the decreased LSR of 3%, we believe that approval of this Conditional Use would
have little or minimal impact to the public benefits or adverse impact since it is not a change from
what is currently allowed.
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1591 Orchard Lane CUP - Page 1 of 4

STAFF REPORT
To Lake Geneva Plan Commission

Meeting Date: April 17, 2023

Description: 
The applicant is submitting a proposal for a Conditional Use Permit (CUP) to utilize the Single-Family 
Residential SR-4 zoning district requirements for minor residential additions and improvements for a 
property located at 1591 Orchard Lane. The property is located in the Estate Residential ER-1 zoning 
district and is seeking use of certain SR-4 zoning standards, as per Section 98-407(3). All surrounding 
properties are also zoned ER-1.

The property contains a single-family residence. Proposed changes to the building exterior include 
construction of a new covered front porch with metal roof, new chimney at the rear of the house, and new 
door on the south building façade. Propose site improvements include grading and stormwater 
management, the installation of a new concrete patio and terrace, additional paved flagstone and concrete 
walkways, a raised planting bed, rain garden, as well as the reconstruction of existing patios, paved 
walkways, and stone retaining walls all located within the rear yard of the property. 

The project will result in a 69% landscaped area across the site, complying with the minimum Landscape 
Surface Ratio of 60% established for the ER-1 Zoning District. However, because the proposed 
improvements will increase the amount of impervious surface over existing conditions, the applicant is 
required to prepare a stormwater study to address increased stormwater impacts. The applicant has 
provided this study, which has been reviewed by Kapur Associates.

Staff Review:
The proposed project mees all of the requirements for the ER-1 Zoning District except for the side yard 
building setbacks. There is a provided side yard setback distance of 9 feet from the property line to the 
residence; this condition is preexisting and will not be changed by this project. The existing side yard 
setbacks satisfy the requirements of the SR-4 Zoning District of 6 feet.

Applicant:
Andrew & Robin Kokodynski
1591 Orchard Lane
Lake Geneva, WI 53147

Request:
1591 Orchard Lane
Proposed Conditional Use Permit for addition of a 
covered front porch, chimney; replacement of 
paved walks/patios; and improved landscaping and 
stormwater management utilizing the SR-4 zoning 
district in the ER-1 zoning district

Agenda Item #8
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1591 Orchard Lane CUP - Page 2 of 4

In sum, the proposed use complies with all applicable requirements of Section 98-206(1) pertaining to 
Residential land uses, Table 98-402: Residential Bulk Standards, and the requirements of Section 98-
407(3) pertaining to the use of SR-4 Zoning Standards accessory structure bulk zoning regulations in the 
ER-1 Zoning District. 

Action by the Plan Commission:
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 CUP; and,
• Provide specific suggested requirements/conditions to modify the project as submitted.

Required Plan Commission Findings on the CUP for Recommendation to the Common Council:
A proposed CUP must be reviewed by the standards, below:
A. If, after the public hearing, the Commission wishes to recommend approval, then the appropriate fact 

finding would be all of the following:
1.  In general, the proposed conditional use is in harmony with the purposes, goals, objectives, policies 

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

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

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

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

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

6.  The potential public benefits of the proposed conditional use outweigh all potential adverse impacts 
of the proposed conditional use after taking into consideration the Applicant’s proposal and any 
requirements recommended by the Applicant to ameliorate such impacts.
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1591 Orchard Lane CUP - Page 3 of 4

B. If, after the public hearing, the Commission wishes to recommend denial, then the appropriate fact 
finding would be one or more of the following:
1.  In general, the proposed conditional use is not in harmony with the purposes, goals, objectives, 

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

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

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

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

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

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

Staff Recommendation:
1. Staff recommends that the Plan Commission recommend approval of the proposed conditional use 

as submitted, with the findings under A.1-6., above.
2. Staff recommends the Plan Commission adopt the affirmative set of findings provided above.
3. Staff recommends the following additional condition of approval be attached:

a. none

Suggested Motions:
• Approve: I recommend approval of the proposed Conditional Use Permit for Andrew & Robin 

Kokodynski, 1591 Orchard Lane, Lake Geneva, WI 53147 for the proposed use of the SR-4 zoning 
standards in the ER-1 Zoning District as per Section 98-407(3) for exterior renovations at the 
property located at 1591 Orchard Lane in the ER-1 Zoning District, Tax Key No. ZA455800001, 
including the affirmative set of findings, and any additional conditions of approval recommended 
by staff. 
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• Deny: I recommend denial of the Conditional Use Permit for Andrew & Robin Kokodynski, 1591 
Orchard Lane, Lake Geneva, WI 53147 for the proposed use of the SR-4 zoning standards in the 
ER-1 Zoning District as per Section 98-407(3) for exterior renovations at the property located at 
1591 Orchard Lane in the ER-1 Zoning District, Tax Key No. ZA455800001, because [provide 
rationale for denial, based on substantial evidence].

Jackie Mich, AICP
City Planning Consultant 
Vandewalle & Associates
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Memo to City of Lake Geneva 
 
To: Fred Walling, Zoning Administrator Date: March 28, 2023 

   
From: Naomi Rauch, P.E. 
 262-758-6032 
   
CC:  Kelly Frazier – Kelly C. Frazier Design 
 Chris Hodges – Farris, Hansen and Associates 
 Robin Kokodynski 
 Dave Nord – City Administrator 
 Amanda Rotondi – Building and Zoning Administrative Assistant 
 Tom Earle – Director of Public Works 
 Josh Gajewski – Utility Director 
 
Subject: CONDITIONAL USE/SITE PLAN RECOMMENDED APPROVAL – 1591 Orchard Lane 
 Kapur Project #23.0151 Phase 01 
   

 
BACKGROUND AND REQUEST:   
 
A Conditional Use Permit application was submitted by Mr. and Mrs. Kokodynski for the construction of new 
landscaping, covered entry, walks, patio and rain garden at 1591 Orchard Lane (PIN ZZ455800001).  The proposed 
improvements will create an additional 421 SF of imperious surface.   
 
The following plan and calculations were submitted for review: 
 

 Plat of Survey Permit Plat Lot 1 CSM 4558, prepared by Farris Hansen, one sheet, dated October 
24, 2022, last revised February 20, 2023.  

 Operations and Maintenance Plan, February 2023 (2 sheets). 
 

Comments: 

Kapur recommends approval of the Conditional Use Permit application for 1591 Orchard Lane based on the 
information reviewed above. This approval is subject to the following conditions: 
 

1. The proposed rain garden has been sized for 100% runoff volume control from the additional 421 SF of 
impervious surface.  Installation and maintenance of the rain garden shall be consistent with the WDNR 
Technical Standard Rain Garden 1009.  Please note that Table 1 of the technical guidance specifies a 10-
ft setback to a full basement foundation or a 5-ft from the building foundation frost footing.  The 
setback is measured from the edge of the ponding area (elevation 891.5).  The design engineer shall 
verify appropriate setbacks have been met. 

2. Sedimentation and erosion control measures are required to be placed prior to excavation and 
construction.  It is the responsibility of the applicant/contractor to monitor the condition of the 
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construction site and ensure the sedimentation and erosion control measures remain in place and 
functioning through final stabilization.   

3. Restoration of the property shall take place as soon as possible after final grading.  Temporary erosion 
control measures shall be removed after final restoration has been achieved.  

4. Construction site debris and sediment shall not be tracked off-site or onto Orchard Lane.   
 
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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STAFF REPORT
To Lake Geneva Plan Commission

Meeting Date: April 17, 2023

Description: 
The applicant is submitting a proposal for a Conditional Use Permit (CUP) for an Outdoor Commercial 
Entertainment land use for the property located at 272 Broad Street, Unit A.
The subject property is zoned Central Business (CB). Adjacent properties to the south and west are 
zoned Central Business (CB). Properties to the east across Broad Street and north across Geneva Street 
are also zoned Central Business (CB). 
The property currently contains a multi-tenant commercial building, featuring two existing tenants. The 
proposed use will be to expand the sale of gelato and frozen treats onto the existing on-site patio area by 
establishing an outdoor food stand where they will sell gelato and associated frozen novelty food items. 
The concessions stand is proposed on the south side of the on-site patio area adjacent to the building, 
with trash receptacles located at entrance and exit points from the site. This property is located within 
the Central Business zoning district and is exempt from minimum parking requirements. 
Staff Review:
The proposed use complies with all applicable requirements of 98-206(4)(j) pertaining to Outdoor 
Commercial Entertainment land uses.

Action by the Plan Commission:
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 CUP; and,
• Provide specific suggested requirements/conditions to modify the project as submitted.

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:

Applicant:
Gregory Anagnos
N1567 Clover Road
Lake Geneva, WI 53147

Request:
272 Broad Street
Unit A
Proposed Conditional Use Permit for Outdoor 
Commercial Entertainment

Agenda Item #9

Commented [EV1]:  I assume that current business 
operations are not being altered, and that this addition is 
solely for an outdoor selling area. However, we should 
confirm with applicant whether there will be any changes to 
hours of operation and number of staff...

Additionally, will there be any exterior modifications or 
signage additions? All signage/exterior changes need to go to 
downtown design review board.

Commented [JM2R1]:  I would assume that is correct. 
Your condition of approval would cover that well.
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1.  In general, the proposed conditional use is in harmony with the purposes, goals, objectives, 
policies and standards of the City's Comprehensive Plan, Zoning Ordinance, and any other plan, 
program, or ordinance adopted, or under consideration pursuant to official notice by the City.

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

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

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

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

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

B. If, after the public hearing, the Commission wishes to recommend denial, then the appropriate fact 
finding would be one or more of the following:
1.  In general, the proposed conditional use is not in harmony with the purposes, goals, objectives, 

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

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

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

4.  The proposed conditional use does not maintain the desired consistency of land uses, land use 
intensities, and land use impacts as related to the environs of the subject property.
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5.  The proposed conditional use is not located in an area that will be adequately served by, and will 
impose an undue burden on any of the improvements, facilities, utilities or services provided by 
public agencies serving the subject property.

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

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

use as submitted, with the findings under A.1-6., above.
2. Staff recommends the Plan Commission adopt the affirmative set of findings provided above.
3. Staff recommends the following additional conditions of approval be attached:

a. Applicant shall confirm whether there will be any changes to the businesses’ general 
operations or hours of operation.

b. Any exterior painting or modifications, including the installation of permanent signage, 
shall require review and approval by the Downtown Design Review Board. 

Suggested Motions:
• Approve: I recommend approval of the proposed Conditional Use Permit for Gregory Anagnos, 

N1567 Clover Road, Lake Geneva, WI 53147 for a proposed Outdoor Commercial Entertainment 
land use for the property located at 272 Broad Street, Unit A, in the Central Business (CB) zoning 
district, Tax Key No. ZOP 00244, including the affirmative set of findings, and any additional 
conditions of approval recommended by staff.

• Deny: I recommend denial of the proposed Conditional Use Permit for Gregory Anagnos, N1567 
Clover Road, Lake Geneva, WI 53147 for a proposed Outdoor Commercial Entertainment land 
use for the property located at 272 Broad Street, Unit A, in the Central Business (CB) zoning 
district, Tax Key No. ZOP 00244, because [provide rationale for denial, based on substantial 
evidence].

Jackie Mich, AICP
City Planning Consultant 
Vandewalle & Associates
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STAFF REPORT
To Lake Geneva Plan Commission

Meeting Date: April 17, 2023

Description: 
The applicant is submitting a proposal for a Conditional Use Permit (CUP) for a Large-Scale Indoor 
Commercial Entertainment land use for the property located at 772 West Main Street, Suite 01. The 
proposed use is subject to the requirements of Section 98-206(4)(i) pertaining to Large-Scale Indoor 
Commercial Entertainment land uses, which consist of indoor commercial services such as restaurants, 
taverns, theaters, bowling alleys, arcades, and similar uses.

The subject property is zoned Central Business (CB) and all surrounding properties are also zoned CB. 
The property currently contains a multi-tenant building. Suite 01, located on the lower level of the 
building with access through a first-floor entrance off of Broad Street, will a pool hall called Lake 
Geneva Billiard Club that will serve beer, wine, and limited food options (appetizers and frozen pizzas). 
The establishment will operate under Class B and Class C liquor licenses and be staffed by 3-4 
employees. The proposed pool hall will accommodate approximately 30-34 patrons, with intended 
operations hours between 2:00 p.m. to 2:00 a.m. Monday through Thursday and 11: 00 a.m. through 
2:00 a.m. Friday through Sunday. There will be no exterior modifications, and the occupant will use 
existing signage space provided by the Landmark Center Building. 

Staff Review:
The proposed use complies with all applicable requirements of 98-206(4)(i) pertaining to Large-Scale 
Indoor Commercial Entertainment land uses. Because this property is located within the CB zoning 
district, it is exempt from minimum parking requirements. 

Applicant:
Kurt Jennison
N3382 County Road H
Lake Geneva, WI 53147

Request:
772 W. Main Street
Suite 01
Lake Geneva, WI 53147
Tax Key No.  ZOP 00321
Proposed Conditional Use Permit for Large-Scale 
Indoor Commercial Entertainment

Agenda Item #10

Commented [JM1]:  Write a quick sentence reminding 
everyone what a large-scale indoor commercial 
entertainment land use is. :)
Here's what the code says:

Large-scale indoor commercial entertainment land uses 
include all land uses which provide entertainment services 
entirely within an enclosed building, which is over 2,000 
gross square feet and/or which serves alcohol. Examples of 
such land uses include restaurants, taverns, theaters, bowling 
alleys, arcades, roller rinks, and pool halls. 

Feel free to modify the above text to make it more user 
friendly.

Commented [EV2]:  Applicant has provided next to no 
information about their proposal… we need:

- Description of business 
- Operating hours
- Number of staff
- Details on whether they are selling food or drinks… what 
kind of liquor licenses are required?
- Will children be allowed? They indicate the desire to host 
after school programs with children but also indicate they 
will be selling alcohol.
- Where in the building is Suite 1?
- Will there be any exterior modifications or signage? All 
signage/exterior changes need to go to downtown design 
review board

Commented [JM3R2]:  Good list of questions
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Action by the Plan Commission:
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 CUP; and,
• Provide specific suggested requirements/conditions to modify the project as submitted.

Required Plan Commission Findings on the CUP for Recommendation to the Common Council:
A proposed CUP must be reviewed by the standards, below:
A. If, after the public hearing, the Commission wishes to recommend approval, then the appropriate 

fact finding would be all of the following:
1.  In general, the proposed conditional use is in harmony with the purposes, goals, objectives, 

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

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

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

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

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

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

B. If, after the public hearing, the Commission wishes to recommend denial, then the appropriate fact 
finding would be one or more of the following:
1.  In general, the proposed conditional use is not in harmony with the purposes, goals, objectives, 

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

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

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

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

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

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

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

use as submitted, with the findings under A.1-6., above.
2. Staff recommends the Plan Commission adopt the affirmative set of findings provided above.
3. Staff recommends the following additional condition of approval be attached:

a. none

Suggested Motions:
• Approve: I recommend approval of the proposed Conditional Use Permit for Kurt Jennison, N3382 

County Road H, Lake Geneva, WI 53147 for a proposed Commercial Indoor Entertainment land 
use for the property located at 772 W. Main Street, Suite 01, in the Central Business (CB) zoning 
district, Tax Key No. ZOP 00321, including the affirmative set of findings, and any additional 
conditions of approval recommended by staff.

• Deny: I recommend denial of the proposed Conditional Use Permit for Kurt Jennison, N3382 
County Road H, Lake Geneva, WI 53147 for a proposed Commercial Indoor Entertainment land 
use for the property located at 772 W. Main Street, Suite 01, in the Central Business (CB) zoning 
district, Tax Key No. ZOP 00321, because [provide rationale for denial, based on substantial 
evidence].

Jackie Mich, AICP
City Planning Consultant 
Vandewalle & Associates
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