




 
 

 
STAFF REPORT AND RECOMMENDATION - REVISED 

Elm Tree Road Subdivision 
 
TO:   Chairman Pasquesi and Members of the Plan Commission 
DATE:  September 10, 2025  
FROM:  Catherine Czerniak, Director of Community Development 
SUBJECT: Request for Approval of the Elm Tree Road 2 – Lot Subdivision Through a 

Special Use Permit  
 
OWNER 
Elm Tree Road LLC  
410 Hunt Club Way 
Lake Geneva, WI 53147 
Winslow S. Bent Trust 50% 
Seth L. Bent Trust 50%  
 
 

PROPERTY LOCATION 
Extending between Lake Road and 
Elm Tree Road, north of Woodland 
Road.  Commonly known as 1310 

Lake Road and 1235 Elm Tree Road 
 
 

ZONING  
R-4 Single Family 
Residential District, 
Historic Residential and 
Open Space 
Preservation Overlay 
District (HROSPD) 
   

REPRESENTATIVE 
Nate Lielasus, Northworks Architects  
 

Summary of the Request 
This is a request for tentative and final approval of a plat of subdivision.  A two lot subdivision is 
requested to allow the property to be passed down to family members.  The property has been in 
the ownership of the same family for many decades, since the development of the original estate.  
The proposed subdivision will allow the property to remain in the family but held in separate 
ownerships of two different family members.  No redevelopment of the site is planned.  Minor 
modifications, upgrades, and investments in the property are planned over time to better preserve 
the site and accommodate family use going forward.   
 
A single approval process for tentative and final approval of a plat is routinely used for minor 
subdivision requests that do not involve the installation of new public or private infrastructure, no 
new streets, sanitary sewers or water mains are required.  Because the property in this request is in 
the HROSPD overlay district, the mechanism through which the subdivision must be approved is a 
Special Use Permit.              
 
The Historic Residential and Open Space Preservation District – An Overlay District 
(HROSPD) 
The subject property was developed as part of a larger estate prior to the adoption of the current 
zoning regulations, zoning district, and overlay district.     
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The HROSPD overlay provides flexibility and allows for non-conforming lots and structures as long 
as the underlying density is met.  No increase in density is proposed on the site.  The purpose of the 
HROSPD overlay is to protect and preserve natural features and historic structures.  The proposed 
subdivision is consistent with the stated purpose of the overlay district. 
 
As noted above, the Code requires approval of subdivisions in the HROSPD overlay district 
through a Special Use Permit.  Findings in response to the applicable criteria for evaluating a request 
for a Special Use Permit are presented later in this staff report.           
 
Activity on this Request to Date 
The proposed subdivision was presented to the Commission for preliminary input in May 2024.  An 
excerpt of the minutes from that meeting is included in the Commission’s packet for additional 
background.  In summary, at that meeting, the Commission stated general support for the goals of 
preserving the property, passing it down to later generations of the family that originally constructed 
the estate, and making the property functional for family use through continued investment and 
maintenance.  The Commission encouraged more thought around configuring the subdivision in a 
manner that relates to the historic structures and gardens on the property and more diligence around 
plans for modification of the property. 
 
In January and April 2025, the petitioners presented conceptual plans to the Historic Preservation 
Commission for relatively minor alterations to the property including replacement of an open porch 
with a functional mudroom, the addition of a small garage for the tennis house, restoration of a 
driveway from Elm Tree Road, and a garden pavilion.  Seeking early input from the Historic 
Preservation Commission was recommended during public testimony at the May Plan Commission 
meeting.   
 
The Historic Preservation Commission acknowledged that the tennis house results in a significant 
square footage overage but recognized that the structure is unique and historically significant and 
warrants exemption at least in part from the square footage calculation.  The Historic Preservation 
Commission stated support for granting a variance to allow the mudroom, the small garage, and 
pavilion as proposed.  A conceptual plan reflecting these elements is included in the Commission’s 
packet for information.  If the subdivision is approved, any alterations to the property proposed in 
the future would require review and approval through all of the standard processes and if requested, 
any variances would be subject to review and approval by the appropriate Board, Commission, and 
City Council.   
 
Background 
The property was originally part of a larger estate, the main house for the estate is located on the 
east side of Lake Road, at 1315 Lake Road and is a completely separate parcel, in separate 
ownership.   
 
The current owners of the property proposed for subdivision are descendants of the original owner 
of the estate.  The family over the course of many decades has been a remarkable steward of this 
unique property, the historic structures, and the garden.  The new owners, all family members, 
intend to continue the stewardship of the property and as noted above, desire to make some minor 
modifications to accommodate their intended use of the property for their families.     
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Summary information on the history of the property is included in the Commission’s packet on the 
historic survey sheets from the City’s database.     
 
Staff Review 
The property today is a single zoning lot; the property is in a single ownership and is used and was 
developed as part of the original estate.  The fact that the property is comprised of three separate tax 
lots does not override the definition of the property as single zoning lot.  The intended owners 
desire to recreate Lots 27 and 28 of the Original Lake Forest Plat of Subdivision as separate parcels, 
held in separate ownership, as reflected on the survey included in the Commission’s packet.  At 
some point in the past, a third parcel, an L-shaped parcel, was created from a portion of Lot 27 and 
extends along the south and west sides of that tax parcel.  The reason this tax parcel was created is 
unclear.  However, to reiterate, tax parcels do not always align with a zoning lot, a property that is 
owned, used, and developed singly.   
 
In order to establish the identified portions of the property into two separate ownerships, two 
separate lots must be created from the existing single zoning lot.   
 
Facts and Observations 

• The existing historic structures and gardens span the entire property.  The property totals 
approximately 5.7 acres including the land area in the ravine.  The property is large enough 
to subdivide based on the minimum lot size of 60,000 square feet in the R-4 zoning district.   

 
• Existing conditions on the site are not in conformance with the steep slope setback.  The 

structures predate the current requirements.  The existing conditions, locations and sizes of 
the existing structures can be acknowledged through a note on the plat of subdivision.  Any 
future improvements would need to comply with any Code provisions in place at the time 
or the property owner would need to seek a variance through the established public 
process.   

 
• The existing structures exceed the allowable building square footage because of the unique 

tennis house structure. 
 

• Currently, there is a single driveway serving the entire property however, a driveway 
entrance historically extended from Elm Tree Road.  This driveway is proposed to be 
recreated to provide access to the proposed east parcel.    

 
• There are significant historic structures and landscape features on the property and the 

property is a Contributing Property to the Historic District. 
 
• The Code requires a principal residential structure on a subdivided lot to support any 

improvements on a property.  As proposed, there is a residential structure on each lot in the 
subdivision.  The tennis house is comprised of living quarters and the tennis court.  The 
interior of the living quarters will be updated for family living.  There is a residential 
dwelling above the garage on the proposed east lot.  This structure satisfies the requirement 
for a principal residential structure.    
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• Two lots are proposed from the single zoning lot.  Lot 1 with frontage on Elm Tree Road is 
proposed at 2.39 acres and Lot 2 with frontage on Lake Road is proposed at 3.78 acres.  
The proposed lots are configured to preserve the garden and associated wall intact on the 
east lot.  As noted above, the structure with the garage and living quarters also proposed to 
be part of the east parcel with access from the existing driveway from Lake Road.  The 
tennis house and caretaker’s cottage will be located on the proposed Lot 1.      

 
As noted above, the Code requires that subdivisions in the HROSPD be approved through a Special 
Use Permit.  Findings in response to the applicable criteria for evaluating a request for a Special Use 
Permit are presented below.         
 
Findings in Support of the Elm Tree Road Subdivision and Special Use Permit   
 
1. The proposed subdivision will not endanger public health, safety, or the general welfare of 

the community.  The proposed subdivision of the property is intended to allow the east and 
west portions of the property to be held in separate ownerships for purposes of preserving 
the unique structures, gardens and features while allowing reasonable use into the future.           

  
2. The proposed subdivision will not result in any perceived change to the property or the 

neighborhood.  Any changes proposed on the newly established lots will require review and 
approval based on current Code requirements and through established public processes.   
 

3. The subdivision will not diminish the quality or character of the surrounding neighborhood.  
In fact, continued preservation, protection, and investment in the structures, garden, and 
ravine are a benefit to the larger neighborhood and the Historic District.   

 
4. The proposed subdivision is permitted under the provisions of the HROSPD and the R-4 

zoning district.  A Special Use Permit will serve as the authorizing document for the 
subdivision as required by the Code.      

 
5. The proposed subdivision will not impede orderly development or redevelopment of 

surrounding properties.  The surrounding properties are already developed with residential 
uses.  No additional density is proposed as part of the proposed subdivision.   

 
6. Adequate utilities and drainage facilities are available to serve the existing structures.  No 

increased demand for City services will result from the subdivision.     
 
7. The proposed subdivision will not result in a significant diminution of the value of 

surrounding properties and is instead expected to have a beneficial effect through providing 
some certainty around the future preservation and protection of the property, structures, 
garden, and ravine.   

     
Public Notice 
Public notice of this hearing was provided in accordance with Code requirements and standard 
practices.  Public notice was published in a newspaper of local circulation and was mailed to homes in 
the surrounding area.  The agenda for this meeting was posted at public locations and on the City’s 
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website.  To date, staff has not received any contacts or correspondence regarding in response to the 
notice provided.   
 
As background, correspondence received by the Commission prior to the May 2024 discussion is 
included in the Commission’s packet.         
 
Staff Recommendation 
Recommend tentative and final approval of the Elm Tree Road two lot subdivision through a 
Special Use Permit as required by the HROSP Overlay District based on the findings presented 
above and subject to the following conditions of approval.     
 
The following conditions shall be satisfied prior to recording of the plat of subdivision.     
 

1. A note shall be added to the plat of subdivision acknowledging the existing conditions, 
structures, and garden on the site and existing nonconformities with respect to square footage 
and the steep slope setback.  The note shall state that any future improvements on the site 
must comply with the Code requirements in effect at that time or will be subject to review 
and approval through the established public processes.   

  
2. The final plat of the subdivision shall meet all applicable requirements to the satisfaction of 

the City Engineer and Director of Community Development.   
   
3. All applicable fees must be paid prior to recording the plat of subdivision.   

 
4. Any future improvements or variance requests will be subject to review and approval by the 

appropriate Board, Commission, and City Council.   
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