
CITY OF ONALASKA MEETING NOTICE 
 

 

COMMITTEE/BOARD:   Community Development Authority (CDA)  
 
DATE OF MEETING:    September 28, 2015 (Monday) 
 
PLACE OF MEETING:    City Hall – 415 Main St. ( Police Training Room) 
 
TIME OF MEETING:     4:00 p.m. 

 

PURPOSE OF MEETING 
 
 

 

1. Call to Order and Roll Call 
 

2. Approval of minutes from the previous meetings: 
 
 

3. Public Input (limited to 3 minutes/individual) 
 

Consideration and possible action on the following items: 
 

4. Report from Land Use & Development Director 
a. Building Permit & Development Update   

 
5. Review and discussion of Menard’s Area Plan; consideration of Plan Update. 

 
6. Update and discussion on the Building the Great River Landing Project. 

 
7. Closed Session:   

To consider a motion to convene in Closed Session under Section 19.85(1)(e) of the Wisconsin 
Statutes for the purpose of deliberating or negotiating the purchasing of public properties, the 
investing of public funds or conducting other specified public business, whenever competitive 
or bargaining reasons require a closed session: 

• Discussion related to development and refinement of negotiating and development 
strategies as well as review of development proposals for TIF 4 District.   
 

If any action is required in Open Session, as the result of the Closed Session, the CDA will 
reconvene in Open Session to take the necessary action and/or continue on with the printed 
agenda. 
 

8. Adjournment  
 

PLEASE TAKE FURTHER NOTICE that members of the Common Council of the City of Onalaska or other City committees who do not 
serve on the CDA may attend this meeting to gather information about a subject over which they have decision making responsibility. 
 
Therefore, further notice is hereby given that the above meeting may constitute a meeting of the Common Council and is hereby noticed as 
such, even though it is not contemplated that the Common Council will take any formal action at this meeting.  

 
 

NOTICES MAILED TO: 
  Mayor Joe Chilsen   *Mike Gargaro – Chair 
  Ald. Jim Binash  *Mark Hansen – Vice Chair 
*Ald. Jim Olson  *Ron Johnson 
  Ald. Jim Bialecki  *Ann Brandau  
*Ald. Barry Blomquist  *John Lyche 
  Ald. Harvey Bertrand   
  Ald. Bob Muth   
City Attorney  Dept Heads   Charter Com.   
 La Crosse Tribune Ona.Holmen Courier   
WIZM  WKTY  WLXR WKBH WXOW   
 WLSU  WKBT   Onalaska Public Library 

 

Notices Posted and Mailed: 09/25/15 
In compliance with the Americans with Disabilities Act of 1990, the City of Onalaska will provide reasonable 
accommodations to qualified individuals with a disability to ensure equal access to public meetings provided notification 
is given to the City Clerk within seventy-two (72) hours prior to the public meeting and that the requested accommodation 
does not create an undue hardship for the City. 



CITY OF ONALASKA 
 

INSPECTION/PLANNING/ZONING DEPARTMENTS       415 MAIN STREET 

PH:  (608) 781-9590                                               ONALASKA, WI 54650-2953 

   FAX (608) 781-9506       http://www.cityofonalaska.com 

 

Year

Number of 

Permits

Number of 

Residential 

Permits

Number of 

Commercial 

Permits

2006 422 325 97

2007 406 312 94

2008 371 284 87

2009 368 297 71

2010 396 310 86

2011 440 341 99

2012 419 333 86

2013 498 440 61

2014 443 351 94

2015 282 208 74

5-year 

Average 439 355 85

 

BUILDING PERMIT DATA        

 

09/24/2015 Update 
 

 

Total Number of Building Permits: January – August 2015 

Compared to data from the previous years, the total 

number of residential building permits issued 

through August 2015 (282 permits) may be slightly 

less than the five-year average.  However as 

outlined later in this document, permits are being 

issued for larger, higher valued projects.  

The number of commercial permits issued in 2015 

through August is estimated to be consistent with 

the five-year average.  With recent trends of 

construction, we anticipate continued commercial 

development and permit issuance in fall 2015.  

 

* Annual totals for years 2007 through 2014.  Total for 2015 includes activities through August 2015. 
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Year

Investment 

in Millions

Residential 

Investment in 

Millions

Commercial 

Investment 

in Millions

2006 $45.7 $15.6 $30.1

2007 $40.5 $18.6 $21.9

2008 $18.7 $7.4 $11.4

2009 $19.7 $9.3 $10.4

2010 $24.5 $6.8 $17.7

2011 $34.4 $11.0 $23.4

2012 $27.0 $10.8 $16.2

2013 $27.5 $18.4 $9.1

2014 $42.9 $12.8 $30.1

2015 $41.3 $16.1 $25.2

5-year 

Average $26.6 $11.3 $15.4

Total Investment as Reported by Building Permit Applications  

 

Compared to the previous five-year average for 

total investment (at $26.6 million), through 

August 2015 total investment ($41.3 million) is 

about one-and-a-half times the average.  

Total investments is greater than the five-year 

average for both residential and commercial, 

however the pace of total investments is being 

led by commercial investments ($25.2 million).  

 

 

 

 
 

* Annual totals for years 2007 through 2014.  Total for 2015 includes activities through August 2015. 

 

 

 

 

Overall 
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RESIDENTIAL CONSTRUCTION 2007 2008 2009 2010 2011 2012 2013 2014 2015

Single Family Detached 40 13 15 16 17 18 38 26 43

Approx value $13,299,401 $3,515,000 $3,964,151 $4,104,900 $4,583,000 $5,160,574 $10,500,894 $7,739,000 $12,729,470

Duplex Dw elling 1 1 0 0 2 0 1 1 1

Approx value $140,000 $80,000 $0 $0 $390,000 $0 $100,000 $100,000 $191,000

Total no. of units 2 2 0 0 4 0 2 2 2

Single Family Attached Units 16 14 26 4 30 18 22 12 10

Total no. of units $2,418,000 $1,780,000 $3,370,000 $630,000 $3,758,000 $2,890,000 $4,364,000 $1,730,000 $1,708,000

Total Permits 57 28 41 20 49 36 61 39 54

Total Approx. Value $15,857,401 $5,375,000 $7,334,151 $4,734,900 $8,731,000 $8,050,574 $14,964,894 $9,569,000 $14,628,470

Residential Building Permits: Single-and Two-Family Construction 
 The five-year average for the number of building permits issued for single-family homes and 

duplexes is 29 permits issued, with an average value of $6.3 million. Note the five-year average 

extends from 2010 – 2014. 
 

 Through August 2015, the Department has issued 54 permits for single-family homes and 

duplexes with a total approximate value of $14.6 million. The 2015 values surpass the annual 

values of every year since 2008, with the exception of 2013.  Through August 2015 the value of 

$14.6 million is just below the 2013 value of $14.9 million and the 2007 value of $15.8 million.  
 

 Also note that the values for 2015 only take into account permits issued January through August 

2015, while the previous years on the chart summarize permits issued from January through the 

end of December of the given year.   

 

 
* Annual totals for years 2007 through 2014.  Total for 2015 includes activities through August 2015. 

 

* Annual totals for years 2007 through 2014.  Total for 2015 includes activities through August 2015. 
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MULTI-UNIT RESIDENTIAL CONSTRUCTION

2007 2008 2009 2010 2011 2012 2013 2014 2015

No. of bldgs 1 0 0 1 0 0 1 1 4

Approx value $12,285,000 $0 $0 $2,400,000 $0 $0 $670,000 $500,000 $4,250,000

Total no. of units 130 0 0 60 0 0 7 6 69

No. of bldgs 4 3 0 4 6 1 1 2 3

Approx value $825,000 $1,021,000 $0 $962,268 $1,800,000 $450,000 $650,000 $1,515,534 $2,059,920

Total no. of units 6 17 0 16 22 3 3 12 15

Total Units 136 17 0 76 22 3 10 18 84

Total Approx. Value $13,110,000 $1,021,000 $0 $3,362,268 $1,800,000 $450,000 $1,320,000 $2,015,534 $6,309,920

Multi-Family 

Apartment 

Bldg

Multi Units 

Condominiums

Residential Building Permits: Multi-Unit Construction 

 When multi-unit residential construction is included for 2015, an additional $6.3 million has 

been invested in residential properties through August 2015. 

 In terms of value and the number of new residential units created, multi-unit residential 

construction through August 2015 currently exceeds every year between 2008-2014.   

 

* Annual totals for years 2007 through 2014.  Total for 2015 includes activities through August 2015. 

 

 

* Annual totals for years 2007 through 2014.  Total for 2015 includes activities through August 2015. 
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*Annual totals for years 2007 through 2014.  Total for 2015 includes activities through August 2015. 

 

*Annual totals for years 2007 through 2014.  Total for 2015 includes activities through August 2015. 



CITY OF ONALASKA  -  INSPECTION / PLANNING / ZONING DEPARTMENTS 
 

 

Page 6 of 8 

 

COMMERCIAL CONSTRUCTION 2007 2008 2009 2010 2011 2012 2013 2014 2015

Multi-Family No. of bldgs 1 0 0 0 0 0 0 1 4

Apartment Bldg Approx value $12,285,000 $0 $0 $0 $0 $0 $0 $500,000 $4,250,000

No. of bldgs 4 3 0 4 6 1 0 1 3

Approx value $825,000 $1,021,000 $0 $962,268 $740,000 $450,000 $0 $700,200 $2,059,920

Total no. of units 6 17 0 16 11 3 0 6 15

No. of bldgs 9 4 7 3 5 2 3 13 9

Approx value $5,487,937 $527,927 $7,204,362 $4,838,325 $4,555,355 $5,190,000 $719,000 $4,585,575 $11,793,183

No. of permits 0 6 3 2 4 4 4 6 3

Approx value $0 $3,217,006 $415,000 $167,000 $1,937,000 $1,595,480 $1,610,000 $7,442,250 $4,300,000

No. of permits 22 27 21 9 8 9 2 6 9

Approx value $611,600 $4,530,300 $1,400,273 $771,000 $1,297,000 $2,947,767 $161,000 $493,500 $1,228,800

No. of permits 12 14 5 27 18 24 19 17 13

Approx value $309,100 $663,174 $94,700 $1,968,700 $1,578,800 $1,374,000 $1,123,900 $1,670,908 $1,100,205

No. of permits 14 8 16 10 10 23 10 22 21

Approx value $301,550 $102,103 $306,432 $775,220 $3,775,465 $1,264,394 $216,415 $94,100 $497,555

Multi Units 

Condominiums

New  Building

Additions

Alterations

Remodeling

Miscellaneous

Commercial Building Permits 

 For commercial construction, the total investment in 2015 through August is $25.2 million, 

which exceeds the five-year average of $15.4 million.   

 Through August 2015, 9 permits have been issued for new commercial structures.  This number 

surpasses the annual total number of new commercial structures every year since 2008, and is 

equal to that of 2007, with the exception of 2014 (which had 13 new structures).  As additional 

commercial structures are planned to be started yet this fall, the number for 2015 will be close to 

that of 2014.   

* Annual totals for years 2007 through 2014.  Total for 2015 includes activities through August 2015. 

 

* Annual totals for years 2007 through 2014.  Total for 2015 includes activities through August 2015. 
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* Annual totals for years 2007 through 2014.  Total for 2015 includes activities through August 2015. 

 
 

Recent Commercial Projects 

Prior to the issuance of a commercial building permit, site plan review is required for new 

commercial development.  Larger site plans currently under review include: 

1) Traditional Trades – construction of 74-unit residential apartment 

2) Co-op Credit Union – new 4,300 s.f. financial institution ($1,131,000 value) 

3) Festival Foods Support Center – construction of 33,500 s.f. office building 

4) Luke’s Auto – construction of new 40’ x 40’ cold storage accessory structure & parking 

lot expansion  

 In 2015, larger site plan reviews completed include: 

1) Associated Bank – 201 Marcou Road - 2,220 s.f. relocation of branch office 

($1,300,000 value). 

2) Three Amigos, LLC - Green Bay Street - Construction of 29-unit residential apartment 

and 8 townhomes ($1,950,000 value) 

3) Altra Federal Credit Union – 1807 East Main Street – 600 s.f. addition & interior 

remodel ($800,000 value) 

4) Dahl Automotive – 561 Theater Road – 4,126 s.f. addition & remodel ($1,800,000) 
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5) Firefighters Credit Union – 2707 Midwest Drive – 6,000 s.f. new building ($1,150,000 

value) 

6) Allergy Associates – 10,153 s.f. building addition ($1,700,000 value) 

7) Armory – construction of cold storage building  

8) Dairy Queen – 1,943 s.f. building renovation ($243,000 value) 

9) Kujak Dental – 2747 National Drive – 5,666 s.f. new building ($714,000 value) 

10) YMCA – 400 Mason Street - 46,902 square feet addition & alterations – ($4,500,000) 

11) Abbey Road – Construction of 32-unit apartment complex ($1,150,000 value) 

12) Arby’s – 3210 N. Kinney Coulee Rd – 3,015 s.f. new restaurant ($1,114,290 value) 

13) City of Onalaska Well #9 – 860 11
th

 Ave S – construction of new 3,417 well house 

($2,763,593 value) 

14) Terry Weiland – 2150 Abbey Road - construction of two 16-unit residential apartments 

($1,150,000 value) 

15) Audio Video Pro’s – 1291 CTH PH – remodel existing building and parking lot 

addition 

 

 Other Building Permits which have been issued for larger commercial projects, which have had 

site plan review prior to 2015 include:  

1) Tradition Trades Triplex – 2083-2087 Krause Road ($350,100 value) 

2) Nathan Hills Estate, LLC Six-Plex –  

a. 442-452 Coronado Circle ($820,000 value) and  

b. 422-432 Coronado Circle ($889,800 value) 

3) Onalaska School District – Northern Hills & Irving Pertzsch remodel 

 

 Other larger commercial projects in 2015 which pulled a Building Permit did not require Site 

Plan Review include: 

1) Mathy Construction – 6,576 s.f. interior renovation ($350,000 value). 

2) Valley Plaza Shopping Center – 9360 HWY 16 – 2,180 s.f. refinish canopy & add 

pergola ($379,000 value) 

3) Altra Federal Credit Union – 1700 Oak Forest Drive – 1,419 s.f. interior remodel 

($160,000 value) 

4) Rocky Rococo – 1239 Crossing Meadow Drive – interior remodel ($110,000 value) 

5) Dahl Automotive – 561 Theater Rd – 4,126 s.f. addition & remodel ($1,800,000 value) 

Note: Values are as reported on the Building Permit application. 

 

Report compiled by: Brea Grace, AICP, Land Use & Development Director  

Data compiled by: Cindy Genz, Office Clerical Support, Inspection Department 
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Preliminary Concept Plan 
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General Character and Purpose: 
These guidelines exist for the purpose of creating a unique, cohesive environment that will foster 

the growth of a true neighborhood.  By adopting development guidelines, the stakeholders are 

assured high-quality development that will protect, and most likely enhance, property values in 

this area.  It is the intent of these guidelines to ensure that this property will be maintained as an 

attractive mixed-use area that will encourage high-quality development, while protecting the 

unique environment and the intended character of the neighborhood.   

 

General Provisions: 

o Sand Lake Road shall be developed as a “grand 

boulevard” with development oriented toward the 

street.  It shall have safe pedestrian and bicycle 

facilities on both sides of the street. 

 

 

 

 

 

 

 

o Sidewalks are required on all street frontages, creating a pedestrian-friendly environment 

and safe pedestrian transportation routes. 

o Bicycle lanes are required on all arterial streets creating safe bicycle transportation routes 

through the neighborhood. (see diagram below) 

 
 

o On street parking is allowed in all areas, except Sand Lake Road. (see diagram above) 

o Bicycle parking areas must be provided throughout the neighborhood. 

o All utilities shall be underground. 

o Traffic calming devices, such as curb bump-outs, colored pavement or pavers in 

crosswalks, etc, must be used at major intersections, to create safe pedestrian crossings. 

            

Simulation of Sand Lake Road/ 

Riders Club Road Intersection 
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o A minimum of one deciduous canopy tree per 25 feet of street frontage, or fraction thereof, 

shall be required, and all street frontages shall be planted with deciduous trees at least every 

40 feet, according to a street tree master plan. 

o Effort shall be made to preserve existing trees and wooded areas.  All deciduous hardwoods 

of 30 inch caliper or greater must be preserved.  

o Exterior storage is prohibited in all commercial areas. 

o Commercial rooftops shall not be visible from surrounding roadways. 

o Gateway features and a neighborhood sign, with landscaping shall be 

located at the corner of Sand Lake Road and Riders Club Road, 

respecting the vision triangle 

requirements of that corner, to create 

a grand entrance to this 

neighborhood. 

 

 

 

 

 

o Light pollution shall be minimized by use of full cut-off metal halide lighting fixtures.  All 

exterior lighting fixtures shall have a maximum mounting height of 25 feet. 

o All illuminated signs shall be lighted 

downward, and carefully focused onto the 

sign. 
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Area Reference Map 
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Highway Oriented Commercial (HOC) Purpose: 
The purpose of this area of the neighborhood is to provide space for larger commercial/retail 

developments that will transition in size from the current Menards development.  This area could 

accommodate some “box-type” development, but will also have some design standards that will 

encourage higher quality, denser development.   

 

    
 

HOC Provisions: 

o Use of glass, brick, decorative stone, or high quality architectural concrete panels for 

exterior building materials shall be required on fifty (50) percent of all exterior walls. 

o Corrugated metal or pre-engineered metal buildings with exposed fasteners shall not be 

permitted. 

o Use of plain concrete block on the exterior surface, painted or otherwise, shall not be 

permitted. 

o Buildings on corners shall have multiple entrances. 

o All exterior mechanical and electrical equipment must be screened from view from any 

public street or walkway. 

o Maximum building heights shall be four stories, exclusive of architectural design elements 

that may extend higher.  Additional stories could be allowed with Plan Commission 

approval, in instances where there is little effect on bluff view preservation. 

o Primary parking areas must be in the rear or to the side of the building, with minimal 

parking along the street frontage.  Coordinated/shared parking areas should be encouraged. 

o Interior planting islands of at least 5 percent of the total parking area, excluding drive lanes, 

shall be required for all parking areas with two or more drive lanes.  Interior planting 

islands must be a minimum of ten (10) feet in width and shall be landscaped.  

o One freestanding, monument style sign per parcel, with a maximum size of one hundred 

(100) square feet per side for a total of not more than two hundred (200) square feet, and a 

maximum height of fifteen (15) feet above ground shall be allowed.  In addition one wall 

sign for each place of business shall also be allowed, as long as the total wall sign area does 

not exceed forty (40) percent of the wall surface or two hundred (200) square feet.  Signs 

with flashing, pulsating, or rotating lights will not be permitted. 
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Prime Office (PO) Purpose: 
The purpose of this area of the neighborhood is to provide space for large office developments 

and possible corporate headquarters.  This area is slightly less accessible, but very visible, 

making it perfect for this intended use.  The following design standards are meant to leave many 

options open, while assuring companies looking to make a significant investment here that there 

will be high quality development throughout the neighborhood.   

 

 
 

 
 

PO Provisions: 

o Use of glass, brick, decorative stone, or high quality architectural concrete panels for 

exterior building materials shall be required. 

o All exterior mechanical and electrical equipment must be screened from view from any 

public street or walkway. 

o Maximum building heights shall be four stories, exclusive of architectural design elements 

that may extend higher.  Additional stories could be allowed with Plan Commission 

approval, in instances where there is little effect on bluff view preservation. 

o Coordinated/shared parking areas should be encouraged. 

o Interior planting islands of at least 5 percent of the total parking area, excluding drive lanes, 

shall be required for all parking areas with two or more drive lanes.  Interior planting 

islands must be a minimum of ten (10) feet in width and shall be landscaped. 

o Coordinated/shared greenspace should be encouraged, creating more of a campus 

environment. 

o Stormwater and drainage issues shall be dealt with using provisions such as green 

architecture, well-landscaped parking lots, and rain gardens. 

o Bicycle/pedestrian connections to neighborhood services and amenities shall be provided 

from all major entrances/exits. 
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o One freestanding sign per parcel, with a maximum size of one hundred (100) total square 

feet of sign area, and a maximum height of fifteen (15) feet above ground shall be allowed.  

One wall sign, oriented toward the highway, for each place of business shall also be 

allowed, as long as the total wall sign area does not exceed two hundred (200) square feet.  

Signs with flashing, pulsating, or rotating lights will not be permitted. 

o Provisions shall be made to accommodate transit connections. 

o Fencing standards shall be adopted to keep the neighborhood as open and well connected as 

possible. 
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Neighborhood Mixed-Use (NMU) Purpose: 
The purpose of this area of the neighborhood is to encourage a dense, flexible, mixed-use area to 

include commercial, retail, service, office and some multi-family residential uses.  This area is 

very visible and accessible making it ideal for a variety of uses.  This would be a great area to 

encourage the development of some incubator space for small business start-up.  The following 

design standards are meant to be very flexible on the type of use to locate in this area, while 

assuring high quality, cohesive development throughout the neighborhood. 

 

   
 

   
 

NMU Provisions: 

o This area shall be a mixed use area, including commercial/service uses, office uses, and 

multi-family residential, No more than fifty (50) percent of the total neighborhood mixed-

use area shall be residential uses. 

o Maximum building heights shall be four stories, exclusive of architectural design elements 

that may extend higher.  Additional stories could be allowed with Plan Commission 

approval, in instances where there is little effect on bluff view preservation. 

o Maximum setback is 10 feet from the back of the sidewalk.  It shall be encouraged that this 

setback area be used for exterior seating and display area (with certain guidelines as to what 

can be displayed). 

o Individual businesses shall not exceed 10,000 square feet in size. 

o Use of glass, brick, decorative stone, or high quality architectural concrete panels for 

exterior building materials shall be required. 

o Architectural features, materials, and articulation shall be continued on all sides of the 

building. 
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o At least 60 percent of the ground floor street faces of all commercial/service and office 

buildings shall be composed of windows or entrances.  These areas shall be well distributed 

along the face of the building, to minimize the lengths of blank wall areas. 

o All exterior mechanical and electrical equipment must be screened from view from any 

public street or walkway. 

o Coordinated/shared parking areas and greenspace should be encouraged.  As illustrated 

below, coordinated/shared parking areas shall be in the rear of the buildings. 

 

 

 

 

 

 

 

 

 

 

 

o Signage shall consist of one wall sign for each place of business, with a total wall sign area 

that shall not exceed thirty (30) percent of the wall surface.  Awnings can also be used for 

signage, in accordance with the City’s sign code.  One freestanding sign per parcel will also 

be allowed, so long as it is not larger than thirty-five (35) square feet per side and not taller 

than fifteen (15) feet in height. 
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Commercial Mixed-Use (CMU) Purpose: 
The purpose of this area is to create a dense neighborhood center.  This area will include mixed-

use buildings with primarily retail/service uses on the ground floors with office and residential 

uses above.  The following design standards are meant to create a pedestrian oriented 

neighborhood center, while assuring high quality, cohesive development throughout. 

 

 
 

CMU Provisions: 

o Buildings are required to be at least two-story, preferably with first floor retail/commercial/ 

service uses and second floor residential or office uses, and shall not exceed four stories, 

exclusive of architectural design elements that may extend higher.  Additional stories could 

be allowed with Plan Commission approval, in instances where there is little effect on bluff 

view preservation. 

o Buildings on the corner of Sand Lake Road and Riders Club Road shall frame that 

intersection with architectural features.  

o Sidewalks shall be a minimum of 12 feet wide to encourage exterior seating and display 

space, creating more of a pedestrian-oriented environment. 

o All primary buildings shall abut the back of the sidewalk (no setback). 

o Use of glass, brick, decorative stone, or high quality architectural concrete panels for 

exterior building materials shall be required. 

o Architectural features, materials, and articulation shall be continued on all sides of the 

building. 
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o At least 70 percent of the ground floor street faces of all buildings shall be composed of 

windows or entrances.  These areas shall be well distributed along the face of the building, 

to minimize the lengths of blank wall areas. 

o All exterior mechanical and electrical equipment must be screened from view from any 

public street or walkway. 

o Coordinated/shared parking areas and greenspace should be encouraged. 

o Signage shall consist of one wall sign for each place of business, with a total wall sign area 

that shall not exceed thirty (30) percent of the wall surface.  Awnings can also be used for 

signage, in accordance with the City’s sign code.   
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Residential Area (RA) Purpose: 
The purpose of this area of the neighborhood is to provide space for single-family and two-

family residential use consistent with the adjacent residential neighborhoods.  It is important to 

make this a part of the larger neighborhood, by providing safe, well-designed linkages for 

pedestrians, bicycles, automobiles, and transit. 

 

           
 

RA Provisions: 

o Primary facades must face the street and include the primary entrance to the building. 

o Garages cannot dominate the streetscape.  Use of alleyways will be encouraged. 

o Any duplex/twindominium units shall be placed on corners, with one unit fronting each 

street, where possible. 

o Maximum setback is twenty-five (25) feet from the back of the sidewalk. 

o Safe bicycle/pedestrian connections must be made to the commercial/service areas of the 

neighborhood. 

o Provisions shall be made to accommodate transit connections. 
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High-Density Residential (HDR) Purpose: 
The purpose of this area of the neighborhood is to provide space for high-density residential uses 

such as multi-story, multi-family structures, condominiums, townhouse style housing, senior 

housing, and loft apartments.  It is important to provide safe, well-designed linkages for 

pedestrians, bicycles, and automobiles between this area and the rest of the neighborhood, and to 

provide transit provisions. 

 

        
 

HDR Provisions: 

o These areas will provide a mix of housing types including, multiple-family housing 

structures, townhouse style housing, loft apartments, senior housing, twin dominium and 

possibly single-family housing.   

o Maximum building heights shall be four stories, exclusive of architectural design elements 

that may extend higher.  Additional stories could be allowed with Plan Commission 

approval, in instances where there is little effect on bluff view preservation.  Buildings 

located on the plateau areas shall not exceed two stories. 

o Exterior facades shall be earth tones to better blend these developments with the natural 

setting of this neighborhood and the adjacent blufflands. 

o Maximum setback is twenty-five (25) feet from the back of the sidewalk. 

o Coordinated/shared parking areas and greenspace is encouraged. 

o Developments in this area should be integrated with the surrounding land uses with both 

design elements and physical transportation linkages. 

o Safe bicycle/pedestrian connections must be made to the commercial/service areas of the 

neighborhood. 

o Provisions shall be made to accommodate transit connections. 
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Tax Incremental Financing Potential Project Plan 
 

 

ID Project Name Probable Cost Range 

 

A.  Riders Club Road Extension/ Gateway Drive $700,000 

 

B.  Sand Lake Road Intersection $150,000 

 

C.  Meier Farm Intersection $80,000 

 

D.  Krause Intersection $80,000 

 

E.  Sand Lake Road Improvements/ Boulevard Landscape $125,000 

 

F.  Sand Lake Road North Improvements $650,000 

 

G.  Stormwater Pond Facilities $150,000 

 

H.  Archaeology Study $100,000 

 

I.  Signage $50,000 

 

J.  Trail Development/ Bluff Access $125,000 

 

K. Bus Shelters $50,000 

 

L.  Reservoir Upgrade/ Road $50,000 

 

M.  Bicycle Facility/ Trail $60,000 

 

Total Preliminary Project Costs $2,370,000.00 

 

 

Other potential TIF projects: 

 -Information Technology Infrastructure 

 -Overhead Utility Line Burial 

 -Public Parking Lots 

 -Spec Building/ Incubators 

 

 

*Note: This TIF district may be expanded to include other adjacent developing lands or needed 

infrastructure projects. 



Menards/Elmwood Master Plan  June 25, 2004 

 15  

TIF Reference Map 

 



1 

Menards Area Economic Development 



2 

General Statistics About the  
Menards Master Plan Area 

 
 
 

Total Land Area:    275 
Total Developable Land Area:  100+ 
Ownership/ Area    Elmwood=80.52 
      Menards=196.09 
Land Use/ Area    50+  Mixed 
Density Residential/TND 50+  Mixed Use or TND 
Current Market Prices   $6.00 to $8.00 
per square foot 
 



4 



5 



6 



7 



10 

Tax Incremental Financing  

 Accelerated Development 

 Control of Outcome-Highest and Best Use 

 Long Term Investment Incentive 

 Wisconsin’s New TIF Laws-Advantages 

 Overcomes Challenges-Arch, Utility Lines, 
Stormwater, Infrastructure Costs 

 Discourage Fragmented Approach 

 Promotes High Quality ‘Placemaking’ 

 Greenfield Potential for Faster Increment 
Generation 

 Bluff Preservation Incentive 
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