
AGENDA - FINAL 
WAUKESHA COUNTY PARK AND PLANNING COMMISSION – Regular Meeting 

Thursday, June 19, 2025   1:00 P.M.   Room AC 255/259 
Administration Center, 515 W. Moreland Blvd., Waukesha, WI 53188 

CALL TO ORDER 
CORRESPONDENCE 
MEETING APPROVAL 
MINUTES  Approval of the May 15, 2025, Minutes 
PUBLIC COMMENT 

CONDITIONAL USE AND PLAN OF OPERATIONS 
• CU129 (Pewaukee Yacht Club) Town of Delafield, Sections 13 and 24

Part of the SE ¼ of Section 13 and the NE ¼ of Section 24, T7N, R18E, Town of Delafield. More
specifically, the property is located at N22 W28024 Edgewater Drive.
Request: Amend the existing Conditional Use Permit to allow for the redevelopment of the site to

include a new yacht club building, drop off lane, parking area expansion and access 
changes.  

• SP278 (Pewaukee Yacht Club) Town of Delafield, Sections 13 and 24
Part of the SE ¼ of Section 13 and the NE ¼ of Section 24, T7N, R18E, Town of Delafield. More
specifically, the property is located at N22 W28024 Edgewater Drive.
Request: Amend the existing Site Plan/Plan of Operation Permit to allow for the redevelopment of the

site to include a new yacht club building, drop off lane, parking area expansion and access 
changes.  

• CU130 (Pewaukee Lake Sailing School) Town of Delafield, Sections 13 and 24
Part of the SE ¼ of Section 13 and the NE ¼ of Section 24, T7N, R18E, Town of Delafield.  More
specifically, the property is located at N22 W28080 Edgewater Drive.
Request: Conditional Use approval to consider redevelopment of the site for a sailing school.

• SP279 (Pewaukee Lake Sailing School) Town of Delafield, Sections 13 and 24
Part of the SE ¼ of Section 13 and the NE ¼ of Section 24, T7N, R18E, Town of Delafield.  More
specifically, the property is located at N22 W28080 Edgewater Drive.
Request: Site Plan/Plan of Operation approval to consider redevelopment of the site for a sailing

school.  

• 2025 Election of Officers for the Park and Planning Commission

• Introduction of New Planning and Zoning Division Staff

ADJOURNMENT 

Robert  Peregrine 
Robert Peregrine, Chairperson 

Park and Planning Commission 
Thursday, June 19, 2025 

(The Staff Reports and Recommendations for the issues listed above are available upon request.  For questions 
regarding this agenda, please call (262) 896-8300). 



WAUKESHA COUNTY DEPARTMENT OF PARKS AND LAND USE 
STAFF REPORT AND RECOMMENDATION 

CONDITIONAL USE AND SITE PLAN/PLAN OF OPERATION  
 
DATE: June 19, 2025  
 
FILE NO:  CU129 and SP278 
  
OWNER:    Pewaukee Yacht Club, Inc. 
     P.O. Box 101 
     Pewaukee, WI  53072 
 
PETITIONER:   Chris Lieber 
     N22 W28282 Beach Park Circle 
     Pewaukee, WI  53072 
 
TAX KEY NO’S.:   DELT 0772.027, DELT 0813.007 and DELT 0813.998.001 
 
LOCATION: 
The subject property is located in part of the SE ¼ of Section 13 and the NE ¼ of Section 24, T7N, 
R18E, Town of Delafield. More specifically, the property is located at N22 W28024 Edgewater Drive, 
containing approximately three acres. 
 
ZONING CLASSIFICATION:     
B-1 Restricted Business District. 
 
EXISTING LAND USE:       
Yacht Club.  
 
REQUEST:    
Amend the existing Conditional Use Permit to allow for the redevelopment of the site to include a new 
yacht club building, drop off lane, parking area expansion and access changes.  Changes to parking south 
of Edgewater Drive are proposed to incorporate a landscape buffer and rain gardens. 
 
PUBLIC HEARING DATE:   June 3, 2025 
 
PUBLIC REACTION:    
 
Three residents offered concerns or design comments: 
 

 One person talked about the operation being smaller 20 years ago and that foot traffic and 
unloading has been getting much worse.  He stated that the drop off lane will create more stopping 
with stairs to navigate and he would like the drop off lane eliminated and a drop off area for the 
elderly. 

 Another speaker stated that the concern is more so during big special events and that she has 
concerns about the sailing school expansion.  She noted that there is only one access; congestion 
has caused back-up of traffic on a busy weekend.  She also stated privacy concerns about the 
proposed new upper parking lot. 
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 An attorney representing the immediate neighbor to the west spoke and provided written 
comments (See Exhibit A) during the yacht club public hearing and asked that his comments 
apply to both public hearings.  He stated that the neighbor does not object to the school or yacht 
club proposal but he would like the berm along the west lot line removed and would prefer a 
fence all of the way along the lot line to the lake.  He prefers that the yacht club’s social activities 
not extend to the proposed school site, that outdoor storage be kept to a minimum, and he would 
like landscaping monitoring every year and an annual review of the Conditional Use. 
 

Approximately ten people spoke in support of the request.  Many others signaled their support of the 
project by raising their hands when prompted by the petitioner’s attorney.  The following is a summary 
of some of their comments: 
 

 Project improves aesthetics 
 Drop off lane improves safety 
 Current buildings and grounds are functionally obsolete and need replacement 
 Home owned by sailing school cannot be sold for another purpose because of the terms of the 

property donation to the school. 
 Club understands the Conditional Use is a privilege, advance notice is given to neighbors 

regarding large events 
 A representative of St. Anthony’s on the Lake stated that he supports the project, both entities 

have supported each other and the church feels that the building could allow for an attractive re-
unification site in the case of an emergency. 

 Project will not strain community resources; fire and EMS use the launches for rescues 
 Several spoke about the community, social and multi-generational benefits of the yacht club and 

its promotion of sailing.  
 

The Pewaukee Lake Sanitary District shared correspondence (Exhibit B) in advance of the hearing 
regarding access easements and driveway openings and expressed a desire to be provided with final 
design plans so that they can continue to work together with the yacht club to ensure maneuverability 
for both parties. 
 
COMPLIANCE WITH THE COMPREHENSIVE DEVELOPMENT PLAN FOR WAUKESHA 
COUNTY (WCDP) AND THE TOWN OF DELAFIELD LAND USE PLAN: 
The property is designated in the Recreational category on both plans.  The continued use of the property 
as a yacht club is consistent with plan recommendations. 
 
TOWN PLAN COMMISSION ACTION: 
At its meeting on June 3, 2025, the Town of Delafield Plan Commission unanimously recommended 
approval of the request subject to several conditions below, which have also been incorporated into the 
Staff Recommendation section of this report: 
 

 The Plan of Operation details should be memorialized in the plan of operation document. 
 The Town Engineer’s comments dated 5/14/25 shall be addressed. 
 Outdoor music should cease no later than 10:00 p.m. and shall be limited to no more than four 

times per year. 
 Lighting shall not cause spillage at the property lines. 
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 The traffic study should be placed on file with the Conditional Use Permit. 
 A traffic operations plan shall be prepared with monitoring after one year with notice given to 

neighbors of the meeting where the matter will be reviewed. 
 

STAFF ANALYSIS: 
Pewaukee Yacht Club is seeking a Conditional Use amendment to facilitate site re-development and to 
re-allocate some of the Pewaukee Lake Sailing School operations to the adjacent parcel to the west.  The 
sailing school’s request to expand onto the adjacent parcel is being considered as a separate matter 
(CU130).  The yacht club operates under the Private Clubs and Resorts Conditional Use type that is 
offered in the Shoreland Ordinance.  The club provided a plan of operations attached as Exhibit G. 
  
The yacht club has been in operation for over 100 years.  Conditional Use status was obtained in 1996 
at the time that parking improvements were proposed.  The most recent Conditional Use amendment 
was authorized in 2024 when a number of operational changes and clarifications were approved. 
 
The yacht club owns three parcels that are subject of the request.  The main parcel is located on the north 
side of Edgewater Dr. and contains approximately 480’ of frontage on Pewaukee Lake.   The two other 
parcels are located on the south side of the road.  Both of those parcels contain parking lots serving the 
yacht club and sailing school.  Part of the existing east parking lot is used for boat storage.  The southeast 
part of the holdings contains a sand volleyball court and open space. 
 
The yacht club is bordered by the Pewaukee Lake Sanitary District to the east and a home owned by the 
Pewaukee Lake Sailing School to the west.  Lands further east are mixed commercial and residential 
uses and there are six additional homes and two undeveloped lots to the west and southwest.  Edgewater 
Dr. dead ends to the west and intersects with Domecki Ct. to the southwest. 
 
The proposal is for the main parcel to be re-developed.  The following improvements would be removed: 
 
3,935 sq. ft. main club building 
813 sq. ft. outdoor grill area 
160 sq. ft. shed attached to grill structure 
200 sq. ft. shed 
316 sq. ft. bathrooms/storage area portion of the Lake Pewaukee Sanitary District building 
 
New structures would include the following (See Exhibits C, D): 
 
6,262 main club building w/ attached patio 
535 sq. ft. outdoor grill area 
 
The main building will include a dining hall, bar, kitchen, office, bathrooms and storage. 
 
Proposed site improvements include the following: 
 

 Drop off lane in front of main building for Sailing School and Yacht Club visitors 
 New parking lot in the general vicinity of the sand volleyball court and open space on the south 

side of the southeast parcel.   
 Rain gardens to the west of the new parking area 
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 Additional boat storage in the northeast parking area 
 Two ADA parking stalls with another two ADA stalls shared on the Sailing School site. 
 Playground area 
 Entrances to south parking lots re-located and enlarged to more directly align with launch 

approach drives.  
 Underground fuel storage tank to replace above ground tanks. 
 Landscaping along the parking lots (see Exhibit F) 

 
There are currently five piers that support the yacht club and sailing school operations.  The west sailing 
school support pier would be expanded further westward as part of the proposal, leaving four piers along 
the yacht club frontage in their current configurations. 
 
The sailing school would continue to store boats along the west launch approach and in the parking area 
to the south of the road.  Children visiting the adjacent sailing school would be dropped off in the drop 
off lane being proposed in front of the proposed yacht club building.  Parking would continue to be 
shared by the yacht club and sailing school. Some current automobile parking would be re-allocated to 
boat parking space and a new parking lot accommodating approximately 31 cars would be created in the 
southeast corner of the site.  Rain gardens are proposed to treat runoff from the new parking lot.  The 
Land Resources Division has indicated that a storm water management plan will be required. 
 
The yacht club site redevelopment will be sequenced to allow for the adjacent home on the sailing school 
property to be razed first.  The club and school intend to combine their parcels north of the road via 
Certified Survey Map with a condominium plat to follow to maintain separate ownership of lands.  This 
sequence allows the yacht club to benefit from shore setback averaging which will allow for a 54’ shore 
setback.  All patios and the building are shown as meeting that standard. 
 
STAFF RECOMMENDATION: 
The Planning and Zoning Division staff recommends approval of the Conditional Use and Plan of 
Operation requests, subject to the following conditions. The basis for the recommendation is as follows: 
 

 As conditioned, the use complies with all ordinance standards for public/semi public uses. 
 The use provides a community recreational, gathering and instructional space consistent with the 

Recreational plan designations of the town and county plans.  
 The use has been designed to provide for a drop off lane, driveway opening improvements and 

additional parking to improve site circulation. 
 As conditioned, a traffic operational plan will be prepared and monitored to ensure that traffic 

flow does not become a nuisance to the neighborhood. 
 Site aesthetics will be improved with landscaping provided along parking lots, enhanced 

architectural features of the new building and re-allocating the grill area further from the road. 
 A severely non-conforming condition will be eliminated with the bathroom portion of the 

Sanitary District building being removed. 
 As conditioned, a storm water management plan will ensure that site drainage is properly 

accommodated. 
 
Recommended Conditions (Note that changes/additions from the existing Conditional Use Permit  
terms are depicted in track changes/red font): 
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1. The property consists of approximately 3 acres of land, including the parcels south 
of Edgewater Drive. 

 

 2. Site Plan. 
 

An up-to-date site plan shall be submitted to the Waukesha County Planning and 
Zoning Division prior to the issuance of the Conditional Use Permit.  The plan 
shall include the location of all improvements including buildings, piers, parking 
areas, drives, landscaping features, signs, lighting and drainage facilities on 
either a single plan or separate plans.  Specific references to the pier 
designations, parking lot designations and use of all buildings shall be added to 
the site plan.  New improvements being authorized as part of this amendment 
include a 6262 sq. ft. main club building, new outdoor grill area to the east of 
the main building, a new parking lot in the general area of the sand volleyball 
court, two new ADA accessible stalls north of the road, access point changes to 
parking lots, rain gardens, drainage improvements and landscaping along the 
road. 

 

 3. Plan of Operation. 
 

(A) The property and building will be used by members and guests of PYC, 
the Pewaukee Lake Sailing School (PLSS), regattas, and occasional 
private functions such as weddings. 

 

(B) The facilities consist of: 
 

a. Four piers. East launch pier. West launch pier. Main pier. East 
Sailing School support pier. A revised site plan must depict the 
configuration and location of the authorized piers.The attached 
Exhibit A depicts the property and location of piers.  

b. Dry sail storage adjacent to water with storage rack for junior 
sailing program boats. 

c. Paved parking lots on south side of Edgewater Drive for parking 
of racing sailboats and trailers, no more than four transient 
support/safety boats and trailers, and automobiles.  

d. Storage building. 

e. Restrooms and storage room in building connected to sanitary 
district building lying immediately east of the PYC property. 

f. Outdoor grill with roof. 

g. Main building (club house) with bar facility, patios, main 
meeting room, serving kitchen and restrooms. 

 
(C) The functions of the club are: 
 

a. Sponsor and manage sailing events. 
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b. Sponsor social functions for members. 

c. Sponsor inter-club sailing events. 

d. Provide facility for junior and adult sailing instructions with 
some school operations expected to move to the adjacent parcel 
to the west if the pending CU130 (Pewaukee Lake Sailing 
School) is approved.. 

e. Provide bar and meeting facilities for members. 

f. Provide launching and docking facilities for members. 

g. Provide gas for members’ powerboats. 
 

(D) PYC is run by an elected board of directors and managed in part by the 
board and a paid club manager.  Bar, gas (to members only) and building 
functions are supervised by a paid manager.  The sailing and social 
events are run by volunteers. 

(E) Food service is either catered or provided by volunteer members.  All 
food service is available only in conjunction with special events. 

(F) Bar hours are limited and stated by club by-laws.  Operation of the bar 
shall conform to all local, county, and state licenses and regulations. 

(G) The Pewaukee Lake Sailing School, a leasing tenant of the PYC, may 
begin operations no earlier than March 15 of each calendar year. Normal 
operations begin April 1 and end the second weekend of November.    
Boat storage is not allowed from November 1 to March 31. Special 
events may be held on days outside of the normal dates of operation. 

(H)  Pewaukee Yacht Club normal operations begin April 1 and end on 
October 31. Activities are primarily on the weekends. Two club owned 
safety/support boats may be stored in Lot 1 from November 1 to March 
31. The bar may open during winter hours but only during approved 
hours of operation. 

 
(I) Special events including social events and maintenance events, may be 

held on days outside of the normal (seasonal) dates of operation. The 
Town shall be notified at least seven (7) days prior to any special events 
held during the offseason for events that exceed 150 persons. Smaller 
offseason events and all in-season events do not require prior Town 
notification unless specifically noted herein. 

 
(J) Hours of operation are limited to Sunday through Thursday, 6 a.m. to 11 

p.m. and Friday and Saturday, 6 a.m. to 1 a.m.  Holiday hours, 11 a.m. to 
11 p.m.  Additional hours of operation for special events only may be 
given after Town Plan Commission review of a special events calendar 
which shall be submitted for review and approval by the Town Plan 
Commission at least one month prior to the event. 
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(K) Non-member use of launching, parking, or building is prohibited except 
for guests during inter-club events and occasional rental for weddings, 
and special occasions. 

(L) Support and safety watercraft may be moored overnight during normal 
operations.  Additionally, the Club is allowed to have six (6) small boats 
(less than 16 feet in length) on lifts and four (4) small boats (less than 16 
feet in length) on the sailing school support pier, and two (2) small boats 
(less than 16 feet in length) on trailers and stored in the west parking lot 
(Lot 1). 

(M) Outdoor music shall be limited to four times per year and must conclude 
by 10:00 p.m. 

(N) Site lighting.  Parking lot and overhead lighting shall be downcast 
fixtures, shall comply with the town’s lighting ordinance and shall not 
cause spillage at the property lights.  Lighting plans shall be kept current 
with the approved Plan of Operation. 

 4. Safety Improvements 
As proposed, a drop off lane must be provided in front of the main building.  
Crosswalks must be provided to provide safety for pedestrians crossing the road.  
A crosswalk plan must be prepared jointly with the town and kept on file as part 
of the plan of operation. 

 
 5. Traffic Circulation and Management Plan 
   

 A plan must be provided to town and county planning staff that identifies traffic 
movement, signage, cones and staffing for managing and directing vehicular and 
pedestrian traffic for special events, school functions and regular school session 
drop-offs, understanding that drop-off and pick-up impacts both this site and the 
associated sailing school immediately to the west.  Said plan must be finally 
approved by the Waukesha County Planning & Zoning Division.  A review of 
the traffic plan shall be conducted in February of 2026 to review the 
effectiveness of the plan and to consider any needed modifications.  The review 
shall be conducted jointly by the town plan commission, the town planner and 
Waukesha County Planning & Zoning staff. Notification of said meeting shall 
be provided to the owners of property west of the yacht club on Edgewater Dr. 
and those who own property on Domecki Ct and said owners shall have the 
opportunity to share observations, requests and comments.  As part of the 2026 
review, it shall be determined whether subsequent annual traffic plan reviews 
are necessary. 

 
6. The traffic study prepared by Traffic Analysis & Design Inc. shall be on file as 

part of this Conditional Use. 
 
7. All comments of the Town of Delafield Engineer dated May 14, 2025, regarding 

various site improvements must be addressed prior to the issuance of a 
Conditional Use Permit. 
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8. A stormwater management permit must be applied for and obtained from the 
Waukesha County Land Resources Division prior to the issuance of a 
Conditional Use Permit. 

 
9. The residence on the sailing school property to the west must be razed prior to 

Zoning Permit issuance for the proposed main building to allow for the main 
building to achieve a shore setback of 54.’ 

 
10.  It is anticipated that that sailing school property and the yacht club property will 

be combined via certified survey map in the future and that a condominium plat 
will be prepared in order to allow for the yacht club to be sited, as proposed.  
The certified survey map and condominium plat must be reviewed and 
considered by the town and County Planning & Zoning Division. 

 
 
 

11. Boat and automobile parking on site shall be limited to the following: 
 

For purposes of this Conditional Use, the following numbers are hereby 
assigned to the parking lots as part of the PYC lands.  A revised site plan shall 
Exhibit A depicts the property and location of lots: 

 

Lot 1: Located west of the clubhouse, north of Edgewater and adjacent to the 
lake. 

Lot 2: Located south of Edgewater Drive and to the westernmost lot. 

Lot 3: Located south of Edgewater Drive, directly east of Lot 2. 

Lot 4: Located south of Edgewater and is the easternmost parking lot. 
 
Lot 4:  Located south of Edgewater Drive and the southerly of the two east 

parking/storage lots. 
 

(A) Automobile parking:  Automobile and temporary boat/trailer parking for 
special events: Lots 2,  and 3, 4 (Approximately 7865 stalls, pending 
final review of engineering and setback requirements). 

(B) Dry sail parking and temporary automobile parking for special events:  
Lots 1 and 3 (44 stalls) 

(C) Dinghy storage in Lot 1 (Two racks with an overall dimension of 25 feet 
by 40 feet, to hold 60 prams, pram six is no more than 4 feet by 8 feet; 
storage rack to be no greater than 6 feet in height). 

(D) Dry sail parking in Lot 1 shall be placed on a pervious surface (grass, 
pea gravel, geo-grid, etc.).  Access between Edgewater Drive and the 
lake may be an impervious surface such as asphalt. 

 

125. Retail and wholesale sales of equipment is not permitted, except for beverages 
and snack food, and one (1) vending machine on site. 
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136. Gasoline may be dispensed to members only from the westernmost pier out of 
an underground 1000 gallon two existing on-site storage tanks, which holds not 
more than 500 and 550 gallons of gasoline, respectively.  The fuel pumps shall 
be in accordance with Section 4.(g)17.E of the Waukesha County Shoreland and 
Floodland Protection Ordinance and all other applicable DATCP or other state 
codes. 

 

 147. Piers. 
 

 No additional piers shall be constructed or erected to serve this facility. 
 

 The maximum pier length shall be 140 feet from the shoreline as measured 
perpendicular to the shoreline.  This pier length has been “grandfathered” in 
since it was existing before adoption of Section 17.10(5)(s) (pre-1998 
numbering system) of the Town Code and is shown on a site plan dated 
April 16, 1966. 
 

 No pier shall be closer than 25 feet from an adjacent lot line not owned by 
the PYC or PLSS, except for the easternmost pier, which has been 
“grandfathered” in since it was existing before the adoption of Section 
17.10(5)(s) (pre-1998 numbering system) of the Town Code and is shown on 
a site plan dated April 16, 1966. 
 

 No pier erected closer than 50 feet from an adjacent lot line extension from a 
lot not owned by the PYC or PLSS shall be more than 50 feet in length. 

 

 The composite length of the piers as measured perpendicular to the shoreline 
shall not be greater than the lake frontage of the property on which the 
facility is located. 

 

15. All boat launch facilities shall not be located closer than 20 feet from the adjacent 
lot lines extended into the water, except that the launch on the east side of the 
parcel shall be allowed as reflected on the drawing titled “Boat Ramp Topo” 
prepared by RSV Engineering and dated 3/31/08 and attached to recorded 
Document No. 3646981. 

 
 A dry sail launch has been constructed at the north end of Lot 1 and is allowed 

under a previous approval of the Conditional Use Permit. 
 
16. Parking. 

 
On-site parking and boat storage shall be provided for as shown on the site plan.  
Parking lots may be illuminated provided that any lights are shielded to 
eliminate glare on adjacent property owners and the lake and is subject to the 
review and approval by the Town Plan Commission and Waukesha County.  All 
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parking lots shall be hard surfaced, with the exception of a portion of Lot 1 as 
explained in Section 4(D). There shall be no parking within the street right-of-
way. 
 

17. Buildings and Appurtenances. 
 
(A) The proposed building shall be properly maintained in the same or 

improved condition, as they now exist.  There shall be no expansion of 
any existing building without prior approval of Waukesha County with a 
recommendation from the Town Plan Commission. 
 

(B) In accordance with Section 4(g)23.C, no building, other than one used 
only for residence purposes shall be closer than fifty (50) feet to the lot 
line of an adjoining lot in a District permitting residential use. 

 
18. Outside Storage. 

 
There shall be no outside storage except for the boats described herein.  All boat 
storage and parking shall be screened as shown on the approved landscape plan 
with a revised date of June 2, 2025 (Exhibit F). or site plan.  Storage of a tractor 
used to assist in launching the boats shall be inside an existing garage or shed. 
 

19. Signage 
 
No additional signage is proposedWall mounted signage is authorized on the 
main building, as depicted on the building elevation plans.  Should additional 
signage be sought in the future, the petitioner will need to apply for and obtain a 
Zoning Permit as well as Site Plan/Plan of Operation approval from the 
Waukesha County Planning and Zoning Division, with a recommendation from 
the Town Plan Commission. 
 

20. LExisting landscaping shall be provided as depicted on the provided Landscape 
Plan with a revised date of 6/2/25 (Exhibit F).  Landscaping shall be properly 
maintained in its present condition.  If future changes to the landscaping are 
proposed, an updated landscape plan shall be submitted to the Town Plan 
Commission and Waukesha County for review and approval prior to any 
modifications to landscaping.  All plants and trees shall be watered, fertilized, 
and maintained to assure growth.  Any diseased or dead trees shall be replaced 
with a similar tree or plant of a size equal to the average size of adjacent trees 
but in no case less than that were part of the original planting. 

 
21. Non-Permitted Uses. 

 
Any use not specifically listed as permitted shall be considered to be prohibited.  
In case of question as to the classification of use, the question shall be submitted 
to the Town Plan Commission and Waukesha County for a determination. 
 



CU129 and SP278 Pewaukee Yacht Club, Inc.                                  Page 11 
 
 

 
22. By-laws. 

 
The current by-laws of the PYC shall be complied with. 
 

23. The building and grounds shall be maintained in a neat, attractive, and orderly 
way.  The property shall comply with all applicable fire codes and all rules, 
regulations, and ordinances of the Town of Delafield, County of Waukesha, and 
State of Wisconsin. 

24. In the management and operation of the facility, every attempt possible should 
be made to alleviate the potential for nuisances and disturbances to surrounding 
residential neighborhoods.  Any complaints by adjacent property owners or any 
other person affected shall be reviewed by the Town Plan Commission and 
Waukesha County and will make findings as to whether or not such nuisance 
exist, and, if so, what provisions ought to be made to abate the nuisances.  All 
complaints regarding nuisances shall be subject to the nuisance provisions of the 
Town and also any other appropriate state or County laws.  The findings and 
recommendations of the Town Plan Commission shall be forwarded to the Town 
Board and Waukesha County for action. 

25. No use is hereby authorized unless that use is conducted in a lawful, orderly, and 
peaceful manner.  Nothing in this permit shall be deemed to authorize any public 
or private nuisance or to constitute a waiver, exemption or exception to any law, 
ordinance, order or rule of either the Town of Delafield, the County of 
Waukesha, the State of Wisconsin, the United States of America or other duly 
constituted authority.  This Conditional Use Permit shall not be deemed to 
constitute a Zoning or Building Permit, nor shall this permit constitute any other 
license or permit required by town or County ordinances or other law. 

26. The Conditional Use hereby authorized shall be confined to the premises 
described, without extension or expansion, and shall not vary from the purposes 
herein mentioned unless expressly authorized in writing by Waukesha County as 
being in compliance with all pertinent ordinances, after review and 
recommendation by the Town Plan Commission. 

27. Should the permitted Conditional Use be abandoned in any manner, or 
discontinued in use for 12 months, or continued other than in strict conformity 
with the conditions of this approval, or should a change in the character of the 
surrounding area or of the use itself cause it to be no longer compatible with the 
surrounding areas, or considerations of public health, safety or welfare, said 
Conditional Use may be terminated by action of Waukesha County following 
referral from the Town Plan Commission for public hearing and 
recommendation thereof. 

28. Any subsequent change, alteration, or addition to the use approved herein shall 
be submitted to Waukesha County and the Town Plan Commission and, if in the 
opinion of the County and the Plan Commission, such change, alteration, or 
addition constitutes a substantial change, alteration, or addition based on the 
standards set forth herein, a joint public hearing before the Town Plan 
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Commission and Waukesha County shall be required pursuant to Section 4(c) of 
the Waukesha County Shoreland and Floodland Protection Ordinance.  Any 
change, addition, or alteration of the physical premises, lands, or ownership, 
shall be considered substantial and shall require a new Conditional Use Permit 
requiring full compliance with all town and County procedures and ordinances 
in place at the time. 

29. Should any paragraph or phrase of this Conditional Use Permit be determined by 
a court to be unlawful, illegal or unconstitutional, said determination as to the 
particular phrase or paragraph shall not void the rest of the Conditional Use and 
the remainder shall continue in full force and effect. 

30. The Town and/or County reserves the right to review any condition imposed as 
part of this Conditional Use/Plan of Operation if said use becomes a problem in 
the area.  The Town Plan Commission may recommend andor Waukesha 
County may modify, change, delete, add, etc. any conditions, which they feel 
may be reasonable in order to allow this use and ensure it does not become 
detrimental to the surrounding area. 

31. The Lake Country Fire Department shall review the Site Plan and any 
requirements of the fire department shall be addressed prior to permit 
issuance.Prior to the issuance of the Conditional Use Permit, a release of deed 
restriction No. 4322653 shall be drafted by the Waukesha County Planning and 
Zoning Division, or its designee and shall be recorded with the Waukesha 
County Register of Deeds Office. 

 
 
Respectfully submitted, 
 

]táÉÇ YÜâà{ 
 
Jason Fruth  
Planning & Zoning Manager 
 
Enclosure:  Exhibit A, neighbor/attorney correspondence 
     Exhibit B, Pewaukee Lake Sanitary District correspondence 
     Exhibit C, D, Site Plans 
     Exhibit E, Building Elevations 
     Exhibit F, Landscaping Plan 
     Exhibit G, Plan of Operations 
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WAUKESHA COUNTY DEPARTMENT OF PARKS AND LAND USE 
STAFF REPORT AND RECOMMENDATION 

CONDITIONAL USE AND SITE PLAN/PLAN OF OPERATION  
 
DATE: June 19, 2025  
 
FILE NO:  CU130 and SP279 
  
OWNER:    Pewaukee Lake Sailing School 
     c/o Michael Boland 
     P.O. Box 457 
     Pewaukee, WI  53072 
 
PETITIONER:   Chris Lieber 
     N22 W28282 Beach Park Circle 
     Pewaukee, WI  53072 
 
TAX KEY NO’S.:   DELT 0813.997 
 
LOCATION: 
The subject property is located in part of the SE ¼ of Section 13 and the NE ¼ of Section 24, T7N, 
R18E, Town of Delafield.  More specifically, the property is located at N22 W28080 Edgewater Drive, 
containing approximately 0.45 acres. 
 
ZONING CLASSIFICATION:     
R-3 Residential District. 
 
EXISTING LAND USE:       
Residential. 
 
REQUEST:    
Public/Semi Public Conditional Use to allow for a sailing school. 
 
PUBLIC HEARING DATE:   June 3, 2025 
 
PUBLIC REACTION:    
 

• An attorney representing the immediate neighbor to the west spoke during the yacht club public 
hearing and asked that his comments apply to both public hearings.  He also provided written 
comments (attached as Exhibit A).  He stated that the neighbor does not object to the school or 
yacht club proposal but he would like the berm along the west lot line removed and would prefer 
a fence all of the way along the lot line to the lake.  He prefers that the yacht club’s social activities 
not extend to the proposed school site, that outdoor storage be kept to a minimum, he would like 
landscaping monitoring every year and an annual review of the Conditional Use. 
 

• Two nearby residents expressed opposition or concerns about the proposal.  One asked that the 
request be denied and stated that there has not been a lot of outreach from the school and shared 
concern about the growth in the number of students over time from roughly 25 to 80 in the  
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morning and 80 in the afternoon.  Another speaker expressed concern regarding congestion, busy 
conditions and the small size of the Domecki Ct. cul de sac.  She also expressed a desire for 
regular reviews of the Conditional Use. 
 

• The school was asked to discuss their neighbor outreach activities and they described the multiple 
contacts made to neighbors and the presentation that was provided to them.  Outreach occurred 
in September 2024 and again in spring of 2025. 

 
Approximately 15 people spoke in support of the request.  The following is a summary of comments: 
 

• The attorney representing the petitioner asked that all prior testimony offered during the prior 
yacht club public hearing be considered.  He also noted that the school meets the one stated 
criterion for approval of a public/semi public Conditional Use. 

• Many spoke about the positive aspects of children learning an outdoor oriented skill, the life and 
leadership lessons that sailing has provided them, the lifelong friendships and sense of 
community fostered by the sailing school.  Others discussed the rewarding opportunities of 
having been a student at the school and later transitioning to coaching others. 

• One speaker noted that the current enrollment is an existing condition; the drop off lane better 
accommodates the existing use.  He noted that the traffic study examined four different event 
scenarios and that no major stoppages were observed and that many children come by boat or on 
foot rather than by car. 

• Others stated that they felt objections regarding traffic were overstated and that cones, members 
assisting with traffic and the large parking lot for turn arounds help ensure reasonable traffic 
operations. 

• One speaker noted that the proposed crosswalks will improve safety. 
• A school representative noted that the school is not looking to grow its numbers; they are more 

concerned about maintaining their number of students. 
 
COMPLIANCE WITH THE COMPREHENSIVE DEVELOPMENT PLAN FOR WAUKESHA 
COUNTY (WCDP) AND THE TOWN OF DELAFIELD LAND USE PLAN: 
The County and Town CDP designates the subject property in the Low Density Residential (LDR) 
category (20,000 sq. ft.- 1.4 acres per dwelling unit).  Public and semi public uses, including private 
schools can be considered in such a category via a Conditional Use zoning process. 
 
TOWN PLAN COMMISSION ACTION: 
At its meeting on June 3, 2025, the Town of Delafield Plan Commission unanimously recommended 
approval of the request subject to several conditions which have been incorporated into the Staff 
Recommendation section of this report: 
 

• The Plan of Operation details should be memorialized in the plan of operation document. 
• The Town Engineer’s comments dated 5/14/25 shall be addressed. 
• Lighting shall not cause spillage at the property lines. 
• The traffic study be placed on file in the Conditional Use Permit. 
• A traffic operations plan shall be prepared with monitoring after one year with notice given to 

neighbors of the meeting where the matter will be reviewed. 
• The Landscaping Plan with a date of June 2, 2025 shall be adhered to. 
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STAFF ANALYSIS: 
The Pewaukee Lake Sailing School (PLSS) is proposing a Public/Semi Public Conditional Use to allow 
for the construction of a school building on the parcel immediately to the west of the Pewaukee Yacht 
Club property where it currently conducts its operations.  The property is located on the north side of 
Edgewater Dr. and contains nearly one-half acre with a little more than 100’ of frontage on Pewaukee 
Lake.  The subject parcel was donated to the PLSS nearly a decade ago with a stipulation that it can only 
be used for school purposes.  The school provided a detailed Plan of Operation description (See Exhibit 
B). The school provides sailing instruction to children and adults of all ages and is open to both yacht 
club members and non-members.  The school serves approximately 200 children and adults over the 
course of all of its sessions (spring, summer, fall) in a year.  The proposed building will have a maximum 
occupancy of 80 persons. 
 
The Edgewater Dr. neighborhood contains mixed land uses with the yacht club, sailing school, sanitary 
district, commercial and residential uses located in the eastern part of the neighborhood and residential 
properties to the west and southwest.  There are three lakefront homes immediately to the west and  a 
small subdivision to the south of Edgewater Dr. that contains three developed parcels and two vacant 
lots.  Edgewater Dr. dead-ends to the west and has an intersection with Domecki Ct., the cul de sac to 
the south. 
 
The existing home and shed on the property would be razed.  The new school building would contain 
1,800 sq. ft. on the first floor for a classroom, restrooms, office space and mechanicals (see Exhibit C, 
Site Plan and Exhibit D, building elevations).  The exposed lower level would be used for boat and 
equipment storage.  The footprint of the proposed building is slightly smaller than the residence and 
garage that it will replace (1,800 s.f. vs. 2,058 s.f.).  The existing home is also exposed; therefore, site 
grades will not change significantly. 
 
The existing driveway access would be removed.  School drop-off would occur at the adjacent yacht 
club property drop off lane parallel to the road.  There are two ADA parking stalls proposed on the north 
side of Edgewater Dr.  The school is being proposed 50’ from the east property boundary to create 
separation from the residential parcel to the west.  The Public/Semi Public offset requirement is double 
the required offset, which, in this case would be 28’.  A landscape buffer (Exhibit E) is proposed along 
the west and northwest property boundaries to create visual separation and an indicator of the property 
boundary for children visiting the school.  The buffer plan includes a fence in the southwest corner of 
the property extending north along the west property boundary to a point 75’ from the lake.  Per state 
shoreland requirements, fences cannot be placed closer than 75’ to the shore.  Evergreen type plantings 
are proposed along the full west property line.  A shoreland buffer plant mix is proposed along the shore 
to the west of the pier/wharf area. 
 
The school has indicated that having a physical structure of their own will allow for instruction and 
shelter during times of inclement weather and for more indoor boat storage.  They have also expressed 
that having restrooms with showers will provide a changing space for children that is currently lacking.  
Rack storage for equipment is proposed on the lakeside of the school building. 
 
Boat storage would continue to occur along the ramp approach drive on the yacht club property.  The 
school would continue to share resources with the adjacent yacht club including shared boat storage and 
parking facilities.  There are two piers currently serving the subject property and PLSS has a pier that 
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originates from the yacht club property, as well.  Those three piers would be replaced by a single pier 
that would achieve greater separation distance from the yacht club’s west launch pier. 
 
The school building is proposed to be setback 80’ from the lake, whereas 75’ is required. There will be 
a front door on the roadside and a door on the east side of building coming out to a landing and stairs to 
allow access to the main floor of the building.  On the exposed lower lakeside level, there are two doors 
on either side of a carriage style garage type door.  The garage door will allow for boat and equipment 
movement in and out of the building.   
 
STAFF RECOMMENDATION: 
The Planning and Zoning Division staff recommends approval of the Conditional Use and Plan of 
Operation requests, subject to the following conditions. The basis for the recommendation is as follows: 
 

• The sailing school use conforms to the specific requirements of the Public/Semi public 
Conditional Use type. 

• The site plan conforms to the required double the required offset standard for Public/Semi Public 
uses and voluntarily provides significantly more distance from the west property line than is 
required (50’ provided, vs. 28’ required). 

• The proposed request provides a robust landscape buffer to provide separation from the 
residential property to the west. 

• Building ingress/egress points have been designed to avoid pedestrian traffic on the west side of 
the property in order to keep activity further away from the residential neighbors to the west. 

• The site plan has been designed in concert with the adjacent yacht club re-development to provide 
for a drop off lane, crosswalks and driveway/launch opening re-alignment to provide for better 
site circulation. 

• As recommended, a traffic management plan will be required to ensure that the use is not 
disruptive to the surrounding neighborhood. 

• The building design is consistent with the scale of architecture in the neighborhood. 
 
Recommended Conditions: 
 

1. This use approval is for a one-story sailing school building with an exposed lower level.  The 
building shall substantially conform to the size and design presented on the provided site plan 
and building elevation plans (Exhibits C and D). 
 

2. The sailing school building shall be a minimum of 50’ from the west property line, as proposed. 
 

3. A landscape buffer shall be provided along the west and southwest property lines, as proposed 
and depicted upon the landscape plan with a revised date of June 2, 2025 (see Exhibit E).  
Plantings shall be continuously maintained and any deceased plants shall be replaced with a 
similar scale replacement planting. 
 

4. A privacy fence shall be provided along the west property line to a point of 75’ from the lake.  A 
fencing plan shall be provided to the Waukesha County Planning and Zoning Division for review 
and consideration. 
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5. As proposed, one pier is authorized for the property.  Said pier must be a minimum of 50’ from 
the west property boundary and shall conform to State Department of Natural Resources 
standards for pier location and size.  The existing piers shall be removed once the enlarged pier 
is completed.  Notification that the pier work is complete must be provided to the Waukesha 
County Planning and Zoning Division within 30 days of completion. 
 

6. Use agreements relative to shared resources on the adjacent Pewaukee Lake Yacht Club property 
must be provided, including shared parking, boat storage and pier and building use agreements.  
The termination of any such use agreements may result in the need to modify conditions. 

 
7. A stormwater management permit must be obtained from the Waukesha County Land Resources 

Division or written verification must be provided indicating that no such permit is required. 
 

8. Traffic Circulation and Management Plan.  A plan must be provided to town and county planning 
staff that identifies traffic movement, signage, cones and staffing for managing and directing 
vehicular and pedestrian traffic for special events, school functions and regular school session 
drop-offs, understanding that drop-off and pick-up impacts both this site and the associated yacht 
club immediately to the east.  Said plan must be finally approved by the Waukesha County 
Planning and Zoning Division.  A review of the traffic plan shall be conducted in February of  
2026 to review the effectiveness of the plan and to consider any needed modifications.  The 
review shall be conducted jointly by the town plan commission, the town planner and Waukesha 
County Planning & Zoning staff. Notification of said meeting shall be provided to the owners of 
property west of the yacht club on Edgewater Dr. and those who own property on Domecki Ct 
and said owners shall have the opportunity to share observations, requests and comments.  As 
part of the 2026 review, it shall be determined whether subsequent annual traffic plan reviews 
are necessary. 
 

9. Safety Improvements.  As proposed, a drop off lane must be provided in front of the main 
building.  Crosswalks must be provided to provide safety for pedestrians crossing the road.  A 
crosswalk plan must be prepared jointly with the town and kept on file as part of the plan of 
operation. 

 
10. The traffic study prepared by Traffic Analysis & Design Inc. shall be on file as part of this 

Conditional Use. 
 

11. All comments of the Town of Delafield Engineer dated May 14, 2025 (Exhibit F) regarding 
various technical requirements must be addressed prior to the issuance of a Conditional Use 
Permit. 
 

12. Documentation must be provided that the Lake Country Fire Department has reviewed the 
proposed site plan and all requirements of the fire department shall be addressed prior to permit 
issuance. 
 

13. Outside Storage.  There shall be no outside storage on the school property except for the proposed 
rack storage and on the wharf.  An outdoor storage plan shall be provided indicating the specific 
dimensions and location of the on-site storage areas and storage areas must be clearly identified 
on the site plan.  Off-site storage must also be described on said plan. 
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14. Yacht club social activities, such as parties, shall not take place on the sailing school property 
unless prior authorization is obtained from the Waukesha County Planning & Zoning Division. 
 

15. Hours of operation shall be as described on Page 4 of Exhibit B. 
 

16. Regattas or similar special events shall be limited to a maximum of four per year with said events 
primarily hosted on the adjacent yacht club property. 
 

17. It is anticipated that that sailing school property and the yacht club property will be combined 
via certified survey map in the future and that a condominium plat will be prepared in order to 
allow for the adjacent yacht club to be sited, as proposed, in CU 129.  
 

18. Any use not specifically listed as permitted shall be considered to be prohibited.  In case of 
question as to the classification of use, the question shall be submitted to the Town Plan 
Commission and Waukesha County for a determination. 

 
19. The building and grounds shall be maintained in a neat, attractive, and orderly way.  The property 

shall comply with all applicable fire codes and all rules, regulations, and ordinances of the Town 
of Delafield, County of Waukesha, and State of Wisconsin. 
 

20. In the management and operation of the facility, every attempt possible should be made to 
alleviate the potential for nuisances and disturbances to surrounding residential neighborhoods.  
Any complaints by adjacent property owners or any other person affected shall be reviewed by 
the Town Plan Commission and Waukesha County and will make findings as to whether or not 
such nuisance exist, and, if so, what provisions ought to be made to abate the nuisances.  All 
complaints regarding nuisances shall be subject to the nuisance provisions of the Town and also 
any other appropriate state or County laws.  The findings and recommendations of the Town Plan 
Commission shall be forwarded to the Town Board and Waukesha County for action. 
 

21. No use is hereby authorized unless that use is conducted in a lawful, orderly, and peaceful 
manner.  Nothing in this permit shall be deemed to authorize any public or private nuisance or to 
constitute a waiver, exemption or exception to any law, ordinance, order or rule of either the 
Town of Delafield, the County of Waukesha, the State of Wisconsin, the United States of 
America or other duly constituted authority.  This Conditional Use Permit shall not be deemed 
to constitute a Zoning or Building Permit, nor shall this permit constitute any other license or 
permit required by town or County ordinances or other law. 
 

22. Should the permitted Conditional Use be abandoned in any manner, or discontinued in use for 
12 months, or continued other than in strict conformity with the conditions of this approval, or 
should a change in the character of the surrounding area or of the use itself cause it to be no 
longer compatible with the surrounding areas, or considerations of public health, safety or 
welfare, said Conditional Use may be terminated by action of Waukesha County following 
referral from the Town Plan Commission for public hearing and recommendation thereof. 
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23. Any subsequent change, alteration, or addition to the use approved herein shall be submitted to 
Waukesha County and the Town Plan Commission and, if in the opinion of the County and the 
Plan Commission, such change, alteration, or addition constitutes a substantial change, alteration, 
or addition based on the standards set forth herein, a joint public hearing before the Town Plan 
Commission and Waukesha County shall be required pursuant to Section 4(c) of the Waukesha 
County Shoreland Protection Ordinance.  Any change, addition, or alteration of the physical 
premises, lands, or ownership, shall be considered substantial and shall require a new Conditional 
Use Permit requiring full compliance with all town and County procedures and ordinances in 
place at the time. 
 

24. Should any paragraph or phrase of this Conditional Use Permit be determined by a court to be 
unlawful, illegal or unconstitutional, said determination as to the particular phrase or paragraph 
shall not void the rest of the Conditional Use and the remainder shall continue in full force and 
effect. 
 

25. The Town and/or County reserves the right to review any condition imposed as part of this 
Conditional Use/Plan of Operation if said use becomes a problem in the area.  The Town Plan 
Commission may recommend and Waukesha County may modify, change, delete, add, etc. any 
conditions, which they feel may be reasonable in order to allow this use and ensure it does not 
become detrimental to the surrounding area. 

 
Respectfully submitted, 
 

Jason Fruth 
 
Jason Fruth  
Planning & Zoning Manager 
 
Enclosure:  Exhibit A, Attorney/neighbor comments  
     Exhibit B, Plan of Operation description 
     Exhibit C, Site Plan 
     Exhibit D, Building Elevations 
     Exhibit E, Landscape Plan 
     Exhibit F, Town Engineer comments 
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