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

PLAN COMMISSION 
MONDAY, FEBRUARY 17, 2025 - 6:00 PM 

CONFERENCE ROOM 2A 
 

Members: 
Chair: Mayor Todd Krause, Alderperson Peg Esposito, Commissioners: John Gibbs, Doug Skates, Jeremy Nafziger, Ann 

Esarco and Kyle Cary 
 
  

 
AGENDA 

 
 1.  Call to Order 
      
 2.  Roll Call 
      
 3.  Approve Minutes of the November 19, 2024 & December 16, 2024 Plan Commission 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 Tom Bachmann, 737 W. Main Street, for a request for Downtown Design 

Review for a proposed exterior change to a building located at 737 W. Main Street, Tax 
Key No. ZOP 00273 

      
 b.  Application by Tom Keefe, PO Box 466, Lake Geneva, for a request for Downtown 

Design Review for proposed exterior signage for a building located at 647 Main Street, 
Tax Key No. ZOP 00287 

      
 7.  Conceptual Review of a proposed development by Eric Anderson, Covenant Harbor Bible Camp 

and Retreat Center, 1724 W. Main Street, for a request to replace the dining hall and construct an 
open air pavilion in the Planned Development and Estate Residential-1 zoning districts for the 
property located at 1724 W. Main Street, Tax Key Nos. ZYUP 00095, ZYUP 00096, ZYUP 
00096A, and ZA254600001 

      
 8.  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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November 18, 2024 Plan Commission Minutes 1 

CITY OF LAKE GENEVA PLAN COMMISSION MINUTES 
MONDAY, NOVEMBER 18, 2024 - 6:00 PM 
COUNCIL CHAMBERS, CITY HALL 
 
Members: Chair: Mayor Todd Krause, Alderperson Peg Esposito, Commissioners: John Gibbs, Doug Skates, 
Jeremy Nafziger, and Kyle Cary 
 
 
  
Meeting called to order by Mayor Todd Krause 
Mayor Krause called the meeting to order at 6:00 pm 
  
Roll Call 
Present: Krause, Esposito, Gibbs, Skates, Nafziger, Cary  
Absent: None 
  
Approve Minutes of the October 21, 2024, Plan Commission meeting as distributed 
Motion by Skates to approve, second by Cary; 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 
No public comments. 
  
Acknowledgment of Correspondence 
No correspondence.  
  
Public Hearing and Recommendation for a Conditional Use Permit (CUP) application filed by Kurt 
Jennison, N3382 County Road H, Lake Geneva, Wisconsin 53147, for a request to allow for a relocation and 
expansion of the previously approved Indoor Commercial Entertainment land use (Lake Geneva Billiards 
Club) in the Central Business (CB) zoning district for the property located at 772 W. Main Street Suite 04, 
Tax Key No. ZOP00321 
Applicant not present, due to a death in the family. City Plan Mich presented and answered Commission Members 
questions for a Conditional Use Permit (CUP) application filed by Kurt Jennison, N3382 County Road H, Lake 
Geneva, Wisconsin 53147. Staff recommended approval.  
 
No public comments. 
 
Motion by Skates to close the Public Hearing, second by Gibbs. No discussion. Motion carried 6-0. 
 
Motion by Gibbs to approve, second by Skates. No discussion. Motion carried 6-0. 
  
Public Hearing and Recommendation for a Conditional Use Permit (CUP) application filed by George and 
Carol Zimmermann at 61 Lakeview Drive, Lake Geneva, for a request to allow a partial second floor in the 
Estate Residential (ER-1) zoning district for the property located at 61 Lakeview Drive, Tax Key No. ZLM 
00078 
Hayden Stevens is the representation for the owners present. City Plan Mich presented and answered Commission 
Members' questions for a Conditional Use Permit (CUP) application filed by George and Carol Zimmermann at 61 
Lakeview Drive, Lake Geneva, WI.  Staff recommends approval.  
 
No public comments. 
 
Motion by Gibbs to close the Public Hearing, second by Cary. No discussion. Motion carried 6-0. 
 
Motion by Cary to approve, second by Gibbs. No discussion. Motion carried 6-0. 
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Public Hearing and Recommendation for an amendment to a Precise Implementation Plan (PIP) filed by 
Gregory Hughes, 2737 Central Street, Evanston, Illinois for the property at 80 Geneva Square, Tax Key No. 
ZYUP 00137C1 
Applicant Gregory Hughes & City Planner Mich presented and answered Commission members' questions about 
an amendment to a Precise Implementation Plan (PIP) filed by Gregory Hughes, 2737 Central Street, Evanston, 
Illinois for the property at 80 Geneva Square, Tax Key No. ZYUP 00137C1.  City staff recommendation for 
approval.  
 
Public Hearing: 
Sherri Ames, 603 Center Street; Spoke in support of agenda item #8. 
 
Motion by Gibbs to close the Public Hearing, second by Skates. Motion carried. 6-0. 
Discussion continued.  
 
Motion by Cary to approve with the recommendation that the applicant install ADA-compliant automatic door 
openers at all building entrances, second by Esposito.   
 
Roll Call:  
Krause: Aye 
Esposito: Aye 
Gibbs: Nay 
Skates: Nay 
Nafziger: Nay 
Cary: Aye 
 
Vote Results:  
Aye: 3 
Nay: 3 
Abstain: 0  
 
Outcome:  
3-3 Tie - Moved to Council with no recommendation.  
  
Public Hearing and Recommendation for an amendment to a General Development Plan (GDP) filed by 
Wisconsin Power and Light Company, 4902 N. Biltmore Ln, Madison, Wisconsin, for the reconstruction of 
the electrical substation located at 255 Mill Street, Tax Key No. ZA312100002 
Applicant, City Planner Mich and City Engineer Rauch presented and answered Commission members' questions 
for an amendment to a General Development Plan (GDP) filed by Wisconsin Power and Light Company, 4902 N. 
Biltmore Ln, Madison, Wisconsin. The City Staff recommends approval.  
 
Public Hearing: 
Joel Hoiland, 390 Country Club Drive;  Asked for clarification about the sub-station space and logistics.  Also, it 
is recommended to the Commission to ask the applicant the current age of the equipment.    
Sherri Ames, 603 Center Street; Spoke in support of agenda item #9. 
 
Motion by Cary to close the Public Hearing, second by Skates. Motion carried. 6-0.  
 
Motion by Skates to approve, second by Gibbs. No discussion. Motion carried 6-0. 
  
Building and Zoning Administrators report  
Assistant Building Inspector Renz presented the Building and Zoning Administrators report.  
  
Adjournment 
Motion by Skates to adjourn seconded by Gibbs. Motion Carried; 6-0 The meeting adjourned at 6:53 pm. 
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CITY OF LAKE GENEVA PLAN COMMISSION MINUTES 
MONDAY, DECEMBER 16, 2024 - 6:00 PM 
COUNCIL CHAMBERS, CITY HALL 
 
Members: Chair: Mayor Todd Krause, Alderperson Peg Esposito, Commissioners: John Gibbs, Doug Skates, 
Jeremy Nafziger, and Kyle Cary 
 
 
  
Meeting called to order by Mayor Todd Krause 
 
Mayor Krause called the meeting to order at 6:01 pm. 
  
Roll Call. 
Present: Krause, Esposito, Gibbs, Skates, Nafziger, Cary  
Absent: None 
  
Approve Minutes of the November 18, 2024, Plan Commission meeting as distributed. 
No Action.  Minutes of the November 18, 2024, Plan Commission meeting will be distributed on the January 20, 
2025, agenda.  
  
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. 
No public comments. 
  
Acknowledgment of Correspondence. 
Three (3) items of correspondence pertaining to matters before the Plan Commission have been received and 
distributed to all members for their review. 
  
Public Hearing and Recommendation for a Conditional Use Permit (CUP) application filed by Cabot and 
Asia Ashwill, at 930 Bayview Drive, Lake Geneva, on a request for a second-story addition and fence 
replacement in the Estate Residential (ER-1) zoning district for the property located at 930 Bayview Drive, 
Parcel No. ZGB00026 
City Planner Kruesel presented a Conditional Use Permit (CUP) application filed by Cabot and Asia Ashwill, at 
930 Bayview Drive, Lake Geneva.   
The City Staff recommends approval, with no specific conditions mentioned. 
Kelly Frazier, designer & Cabot Ashwill, presented and answered the Commission's questions. 
   
Public Hearing: 
Lynn Zak, 1882 Geneva Bay, also speaking on behalf of Jenny Magda, expressed concerns related to 
landscaping. 
 
Discussion continued with applicants, City Planners and Commission members. Mr. Cabot Ashwill addressed the 
concerns regarding the landscaping plan raised during the public comment period. 
Motion by Esposito to close the Public Hearing, second by Cary. No discussion. 
 
Roll Call: 
Krause: Aye 
Esposito: Aye 
Gibbs: Aye 
Skates: Aye 
Nafziger: Aye 
Cary: Aye 
 
Vote Results: 
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Aye: 6 
Nay:0  
Abstain: 0 
 
Outcome: 
Motion carried 6-0. 
 
Motion by Esposito to approve, with recommendation do consider the neighbors when planting any extraneous 
landscaping, second by Cary. 
No discussion. 
Motion carried 6-0. 
  
Public Hearing and Recommendation for a Conditional Use Permit (CUP) Amendment application filed by 
Maxwell Mansion, LLC, at 304 S. Wells St, Lake Geneva, on a request to expand the Outdoor Commercial 
Entertainment land use and remove the Limited Conditional Use status in the General Business (GB) zoning 
district for the property located at 304 S. Wells St and 421 Baker St, Parcel No. ZA452900001 
City Planner Kruesel presented and answered Commission members' questions, a Conditional Use Permit (CUP) 
Amendment application filed by Maxwell Mansion, LLC, at 304 S. Wells St, Lake Geneva.  
Luke & Monica Pfeifer present the Conditional Use Permit (CUP) Amendment application.  
 
Public Hearing: 
Chuck Saul, 415 S Wells Street #206, Represented The Wrightwood Condo Association; Spoke on behalf of the 
five (5) Board Members in support of agenda item #7. 
Erin Austin, 414 & 416 Baker Street; Spoke in support of agenda item #7. 
Lane Muzzy, 420 Baker Street; Spoke on behalf of her mother. Spoke in opposition to agenda item #7.  
Gerry Niedert, 415 S Wells Street #809; Recommended restricting time ending at 9PM and days of the week for 
agenda item #7. 
Chris Pollack, No Address Provided; Recommended restricting times for agenda item #7. 
Linda Ahnert, 303 Oak Terrance; Spoke in opposition to agenda item #7. 
Vance Haven, 415 S Wells Street; Spoke in opposition to agenda item #7.  
 
Motion by Skates to close the Public Hearing, second by Cary. Motion carried. 6-0. 
Discussion continued. 
 
Motion by Skates to approve an amendment to be reviewed with a good and bad report in one year, along with the 
following conditions: 

• Condition 1: "Side A" operations should be limited to Fridays, Saturdays, and Sundays only. 
• Condition 2: "Side A" operations should cease by 9:00 PM each day. 

 
Roll Call: 
Krause: Aye 
Esposito: Nay 
Gibbs: Aye 
Skates: Aye 
Nafziger: Nay 
Cary: Aye 
 
 Vote Results: 
 Aye: 4 
 Nay: 2 
 Abstain: 0 
  
 Outcome: 
 Motion carried 4-2. 
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Adjournment. 
Motion by Skates to adjourn seconded by Cary. Motion Carried; 6-0 The meeting adjourned at 7:27 PM. 
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737 W. Main St - Page 1 of 2

STAFF REPORT
To Lake Geneva Plan Commission
Meeting Date: February 17, 2025

Description:
The applicant is applying for Downtown Design Review to allow for exterior alterations to the
building located at 737 W. Main St. in the Central Business (CB) zoning district, Tax Key No.
ZOP 00273.

The appliant proposes to add a new bronze storefront windows with arched transom windows 
surrounded by a faux brick panel. A new arched awning will be added over the door.

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

The Downtown Design standards (Section Sec. 98-913) are intended to preserve and enhance the 
historical quality of the downtown and attain a consistent visually pleasing image for the downtown 
area. This district is designed to forward both aesthetic and economic objectives of the City by 
controlling the site design and appearance of development within the district in a manner which is 
consistent with sound land use, urban design, and economic revitalization principles.

Staff Recommendation:

Staff notes that the propsed improvements are attractive, however, they do not align with the Downtown 
Design standards. The design theme for the downtown area is based on historic commercial and 
residential architectural styles which dominated the economic growth period from 1890 through the 
1920s. Along Main Street between Cook Street and Center Street, buildings should employ a traditional 
storefront design theme, characterized by strong horizontal and vertical rhythms formed by building 
openings, storefront columns, storefront cornices, upper cornices, kickplates, signbands, large display 
windows, and transom windows. See Figure 2 on the following page.

Applicant:
Tom Bachmann
737 W. Main Street 
Lake Geneva, WI 53147

Request:
737 W. Main St.
Downtown Design Review for exterior 
alterations 

Agenda Item #6a
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The section of the Downtown Design standards pertaining to building rehabilitation or renovation 
projects provides the following direction for windows and doors:

• “Windows and doors. The size, proportion and rhythm of original windows and doors shall not be 
altered.” (Section 98-913(9)(b)14.a.i.)

• “Display windows. Display windows should be restored to their original appearance.” (Section 98-
913(9)(b)14.a.iv.)

Staff feels that the curved windows are not historially appropriate and do not reflect the a traditional 
storefront design theme desribed by the Downtown Design standards. Staff the recommends that the 
curved transom windows be redesigned to as rectangular windows, consistent with the traditional 
storefront design theme.

Jackie Mich, AICP
City Planning Consultant 
Vandewalle & Associates

Downtown Design Standards, Section 98-913(9), Figure 2
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647 W. Main St - Page 1 of 1

STAFF REPORT
To Lake Geneva Plan Commission
Meeting Date: February 17, 2025

Description:
The applicant is applying for Downtown Design Review to allow for exterior alterations to the
building located at 647 W. Main St. in the Central Business (CB) zoning district, Tax Key No.
ZOP 00287.

The City reviews all exterior alterations in the CB zoning district to confirm that they conform to
the Downtown Design standards, particularly quantity, size, and color requirements. In this case, the 
applicant is proposing new signage.

Staff Recommendation:

Although the City cannot require it, Staff suggests that the applicant the sign on the left blank and use 
window signs to advertise the space for lease, rather than installing permanent “for lease” signage as 
proposed by the appicant.  (The City cannot regulate the message of signs per US Supreme Court case, 
Reed v. Gilbert.)

The proposesd signs meet thwe signage requirements for the CB zoning district.

Staff recommends approval of project.

Jackie Mich, AICP
City Planning Consultant 
Vandewalle & Associates

Applicant:
Tom Keefe
PO Box 466
Lake Geneva, WI 53147

Request:
647 W. Main St.
Downtown Design Review for exterior 
alterations 

Agenda Item #6b
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Covenant Harbor - Page 1 of 2

STAFF REPORT
To Lake Geneva Plan Commission
Meeting Date: February 17, 2025

Description:
The applicant is requesting an amendment to their 
existing Planned Development – General Development 
Plan (GDP) for proposed modifications to the Covenant 
Harbor property which operates a Christian camp, 
conference, and retreat center on a 52-acre property on 
Geneva Lake. 
Even though the property already has established 
Planned Development zoning, an amendment request to 
a Planned Development requires the same process as 
establishing a new Planned Development. The first step 
in the Planned Development process is a pre-application 
meeting with staff, followed by a concept review with 
the Plan Commission. Formal GDP approval is the third 
step which includes public hearing. The fourth step is 
Precise Implementation Plan (PIP) approval. 
Points of discussion and conclusions reached in this 
stage of the process shall in no way be binding upon the Applicant or the City, but should be considered 
as informal, nonbinding basis for proceeding to the next step. The preferred procedure is for one or more 
iterations of Plan Commission review of the concept plan to occur prior to introduction of the formal 
rezoning petition which accompanies GDP application.

The Applicant is proposing two main projects currently, including:
1. Upgrade existing “worship tent” to an open walled pavilion. The use will not change, and the 

location will be approximately the same place and approximately the same size. The location in 
question crosses an internal property line over two parcels, both owned by Covenant Harbor and 
both within the City of Lake Geneva. One parcel is part of the existing PD (ZYUP 00096). The 
other is zoned ER-1 (parcel ZA254600001) but subject to a conservation easement that prohibits 
Covenant Harbor’s ability to sell or otherwise develop the ER-1 parcel. 

2. The existing Dining Commons will be replaced by a new structure complying with zoning 
setbacks for the location. Other improvements include an “enhanced camper drop-off and vehicle 

Applicant:
Eric Anderson
Covenant Harbor 
1724 W. Main St. Lake Geneva, WI 53147

Request:
General Development Plan Amendment - 
Concept Review 

Agenda Item #7
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Covenant Harbor - Page 2 of 2

turnaround, outdoor patios including seating, a lakeside café and generous windows with lake 
views.”

The following Planned Development amendments are proposed with this request: 
1. No further zoning flexibilities are expected for the Dining Commons or related improvements.
2. A new GDP flexibility is required for the worship tent to formally allow the structure to cross the 

parcel line and incorporate the ER-1 zoned parcel into Planned Development zoning with the rest 
of the Covenant Harbor parcels within the City of Lake Geneva. If the applicant proceeds with a 
Certified Survey Map to combine the land parcels, the relevancy will be expansion of the 
Planned Development boundary, but the flexibility to cross the property line would no longer be 
needed.

3. Approval of building and site plans for the new dining commons and worship pavilion.

Initial staff evaluation comments are provided below. Additional detailed review comments will be 
provided with the General Development Plan.

• The property is located in the Woodland Overlay District. Tree removal and replacement will 
need to comply with City Code. 

• The applicant intends to situate buildings to preserve the existing terrain and trees to the greatest 
extent possible. Topography and detailed building and site plans will be further reviewed with 
the formal GDP submittal.

• Staff preference is to combine the PD and ER-1 parcels via CSM into one lot so that zoning is 
unified and potential questions or issues may be avoided in the future. If the parcels are not 
combined via CSM, the Planned Development amendment should clearly reference a granted 
flexibility to straddle the property line with the new pavilion. 

• Utility staff are reviewing utility provision to ensure there is sufficient fire protection flow and 
that any other issues are addressed prior to the formal GDP submittal. 

• The applicant plans to capture stormwater runoff and direct it via a drainage swale towards the 
Lake, which would prevent stormwater flow onto adjacent private property. The city’s engineer 
is reviewing the proposed stormwater plan. 

• The proposed turnaround for vehicles may need to be increased in width/radius to ensure access 
for public safety vehicles. 

• Detailed review of proposed parking lot striping dimensions is required. Dimensions shall 
comply with standards in the zoning code. 

Sonja Kruesel, AICP
City Planning Consultant 
Vandewalle & Associates
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