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The Meeting of the Plan Commission of the City of Onalaska was called to order at 7:00 p.m. on 1 
Tuesday, July 28, 2015.  It was noted that the meeting had been announced and a notice posted at 2 
City Hall. 3 
 4 
Roll call was taken, with the following members present:  Mayor Joe Chilsen, Ald. Jim Bialecki, 5 
City Engineer Jarrod Holter, Jan Brock, Paul Gleason, Skip Temte, Craig Breitsprecher, Victor 6 
Hill (serving as Parks and Recreation Board representative for Sue Peterson) 7 
 8 
Also Present:  Deputy City Clerk Elizabeth Eklund, City Attorney Sean O’Flaherty, 9 
Planner/Zoning Inspector Katie Meyer 10 
 11 
Item 2 – Amend and approval of minutes from previous meeting 12 
 13 
Elizabeth said there is no need to amendment the minutes. 14 
 15 
Motion by Ald. Bialecki, second by Craig, to approve the minutes from the previous meeting as 16 
printed and on file in the City Clerk’s Office. 17 
 18 
On voice vote, motion carried. 19 
 20 
Item 3 – Public Input (Limited to 3 minutes per individual) 21 
 22 
Mayor Chilsen called for anyone wishing to provide public input. 23 
 24 
Travis Becknell, Pastor of New Hope Fellowship Church 25 
426 2nd Avenue South 26 
Onalaska 27 
 28 
“I wanted to be here and make myself available for any potential discussions during the public 29 
hearing for the Conditional Use Permit part of the session.  Thank you.” 30 
 31 
Mike Volden 32 
310 Main Street 33 
Onalaska 34 
 35 
“My wife and I own The Creative Child at 310 Main Street, and we’re looking for a Conditional 36 
Use Permit to open an infant care center at 301 Main Street that will be state-licensed for 16 or 37 
less children under the age of two.  If there are any questions I’d be happy to answer them.” 38 
 39 
Mayor Chilsen called three times for anyone else wishing to provide public input and closed that 40 
portion of the meeting. 41 
 42 
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Consideration and possible action on the following items: 43 
 44 
Item 4 – Public Hearing:  Approximately 7:00 P.M. (or immediately following Public 45 
Input) regarding consideration of a Conditional Use Permit application to allow a Church 46 
as a Conditional Use in a Neighborhood Business (B-1) Zoning District at 420 & 426 2nd 47 
Avenue South, Onalaska, WI 54650 submitted by Travis Becknell of New Hope Fellowship, 48 
426 2nd Avenue South, Onalaska, WI (Parcel # 18-41-1 & 18-41-2) 49 
 50 

1. Conditional Use Permit Application Fee of $150.00 (PAID). 51 
 52 

2. No outdoor storage of articles, goods, materials, finished or semi-finished products or 53 
like equipment shall be permitted unless such items are completely screened by city-54 
approved fencing or structural enclosures. 55 
 56 

3. A list of uses with building square footage shall be provided to the Plan Commission for 57 
existing and proposed uses to determine amount of required parking, in accordance to 58 
minimum standards established by the Unified Development Code.   59 
 60 
A permanent parking agreement shall be established for required parking spaces that 61 
cannot be located on the parcels to which the CUP is being issued.  Parking agreement 62 
shall be in a form approved by the City Attorney and recorded with the Register of 63 
Deeds.  If the use ceases in the future, the Plan Commission would be required to approve 64 
a change to the permanent parking agreement.  Proof of such agreement, including La 65 
Crosse County recording information, shall be provided to the Plan Commission prior to 66 
the Plan Commission’s decision on the Conditional Use Permit to indicate compliance 67 
with the Zoning Ordinance. 68 
 69 

4. On or before each January 31 during the term of the Conditional Use Permit, the Property 70 
Owner shall pay a municipal services fee of no less than the product of (a) the portion of 71 
the City’s mill rate for the current year and (b) the assessed value of the Property 72 
pursuant to the City’s Assessor for the prior year. 73 
 74 

5. Owner/developer shall pay all fees and have all plans reviewed approved by the City 75 
prior to obtaining a building permit.  Owner/developer must have all conditions satisfied 76 
and improvements installed per approved plans prior to issuance of occupancy permits. 77 
 78 

6. All conditions run with the land and are binding upon the original developer and all heirs, 79 
successors and assigns.  The sale or transfer of all or any portion of the property does not 80 
relieve the original developer from payment of any fees imposed or from meeting any 81 
other conditions. 82 
 83 

7. Any omissions of any conditions not listed in committee minutes shall not release the 84 
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property owner/developer from abiding by the City’s Unified Development Code 85 
requirements. 86 

 87 
Katie noted the properties in question are currently owned by Eleven-11, LLC.  According to the 88 
property owner, the sale of the building to New Hope Fellowship is pending upon the issuance of 89 
a CUP.  The properties are located within the Tax Increment Financing District No. 4.  Katie said 90 
if the property owners seek tax-exemption status it will have a negative impact on the TIF 91 
District.  The property owners have requested a CUP for both properties to allow for the 92 
operation of church.  Other uses include services, outreach, counseling, meeting needs, and 93 
providing community benefits. 94 
 95 
Katie said the following standards were used for review: 96 
 97 

• Compatibility:  Based on where the property is located, zoning within 250 feet is both 98 
neighborhood business and community business districts (B-1 and B-2).  The uses within 99 
500 feet along the same street of the proposed site include restaurants, personal service, 100 
professional service, light manufacturing (signs), retail businesses and residential. 101 

• Consistency with Comprehensive Plan:  The Comprehensive Plan identifies this area as 102 
Downtown Mixed Use District.  This district is intended to encompass the city’s mixed 103 
use central business district, and is intended to remain a compact pedestrian-oriented area 104 
with a mix of neighborhood and recreation-oriented commercial uses, small professional 105 
offices and services, institutional, residential, civic, and park and open space uses. 106 

• Importance of Services to the Community:  According to the Comprehensive Plan, a 107 
land use objective of the city is to promote compatible infill development throughout the 108 
city.  According to the applicant, the benefits of New Hope Church include counseling, 109 
recovery programs, and helping people in need become productive members of the 110 
community. 111 

• Neighborhood Protections:  According to New Hope Church, it is vigilant in its efforts 112 
to provide a safe, secure and welcoming environment to those in and around the 113 
premises.  New Hope Fellowship operates during off-peak hours from surrounding 114 
businesses, lessening the burden of traffic.  Parking required for rested use shall be 115 
established by agreement with adjacent property owners to avoid future conflicts. 116 

 117 
Katie said city staff recommends that the Plan Commission proceed with the public hearing and 118 
then take no action except to refer this item to the August 25 Plan Commission meeting. 119 
 120 
Mayor Chilsen opened the public hearing and called for anyone wishing to speak in favor of the 121 
Conditional Use Permit application. 122 
 123 
Mayor Chilsen called three times for anyone wishing to speak in favor of the Conditional Use 124 
Permit application and closed that portion of the public hearing. 125 
 126 
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Mayor Chilsen called three times for anyone wishing to speak in opposition to the Conditional 127 
Use Permit application and closed the public hearing. 128 
 129 
Motion by Craig, second by Ald. Bialecki, to approve with the seven listed conditions a 130 
Conditional Use Permit application to allow a Church as a Conditional Use in a Neighborhood 131 
Business (B-1) Zoning District at 420 & 426 2nd Avenue South, Onalaska, WI 54650 submitted 132 
by Travis Becknell of New Hope Fellowship, 426 2nd Avenue South, Onalaska, WI. 133 
 134 
Ald. Bialecki said Travis has requested that this item be tabled for one month and expressed a 135 
preference to instead refer this item.  Ald. Bialecki said it appears that two of the seven 136 
conditions need to be clarified.  One of the concerns related to Payment in Lieu of Taxes 137 
(PILOT); however, this has been resolved in Condition No. 4.  Ald. Bialecki referred to 138 
Condition No. 3 and noted that New Hope Fellowship would like to utilize parking on City of 139 
Onalaska property.  Ald. Bialecki said it is his understanding that the Community Development 140 
Authority had recommended approval of New Hope Fellowship’s request Monday and it will 141 
now be forwarded to the Board of Public Works. 142 
 143 
Mayor Chilsen noted he had attended Monday’s CDA meeting and said the CDA had approved 144 
the request on the condition that it be a triple net lease situation. 145 
 146 
Ald. Bialecki said he will grant the request to refer this item for one month unless the remaining 147 
issue can be clarified to everyone’s satisfaction.  Then this item may proceed to the August 11 148 
Common Council meeting. 149 
 150 
Travis said he will withdraw his request if questions regarding parking are clarified. 151 
 152 
Ald. Bialecki said he does not believe there is a need to refer this item for another month if there 153 
is only one issue to resolve. 154 
 155 
Mayor Chilsen said the motion and second on the floor must be withdrawn and the motion that 156 
needs to be made is to refer this item. 157 
 158 
Motion and second withdrawn. 159 
 160 
Motion by Ald. Bialecki, second by Craig, to refer the Conditional Use Permit for New Hope 161 
Fellowship Church, along with the seven listed conditions of approval, to the August 25 Plan 162 
Commission meeting unless Condition No. 3 can be clarified to the satisfaction of both parties 163 
prior to the August 11 Common Council meeting. 164 
 165 
Craig said the Plan Commission is approving the request with the understanding that Condition 166 
No. 3 can be worked out in time. 167 
 168 
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Ald. Bialecki explained to Sean that the CDA had recommended approval of New Hope 169 
Fellowship’s request to park on City of Onalaska property and forwarded this approval to the 170 
August 4 Board of Public Works meeting.  Ald. Bialecki said the motion on the floor is to refer 171 
Item 4 to the August 25 Plan Commission meeting unless the parking issues are resolved prior to 172 
the August 11 Common Council meeting, at which time the Council could vote to approve. 173 
 174 
Sean said the motion on the floor is appropriate and noted the parking issue would have to be 175 
resolved pursuant to the ordinance. 176 
 177 
Katie said the parking agreement does not have to be solely with the City of Onalaska as New 178 
Hope Fellowship may partner with a neighboring business if it so chooses.  Katie also said there 179 
must be a sufficient number of parking stalls, per city code.  Katie noted that the Plan 180 
Commission will be the body approving this, said the decision could be appealed to the Common 181 
Council.  182 
 183 
Sean said it is his understanding the intent of the motion is to refer Item 4 unless the parking 184 
issue has been resolved prior to the August 11 Common Council meeting.  Sean said the Plan 185 
Commission is approving Item 4 subject to the parking agreement being worked out.  The Plan 186 
Commission also is giving the review of the parking agreement to the Common Council. 187 
 188 
Paul suggested instead making a motion to approve subject to resolution of the parking issue 189 
prior to the August 11 Common Council meeting. 190 
 191 
On voice vote, motion failed. 192 
 193 
Motion by Ald. Bialecki, second by Paul, to grant tentative approval of a Conditional Use Permit 194 
application, with the seven listed conditions, to allow a Church as a Conditional Use in a 195 
Neighborhood Business (B-1) Zoning District at 420 & 426 2nd Avenue South, Onalaska, WI 196 
54650 submitted by Travis Becknell of New Hope Fellowship, 426 2nd Avenue South, Onalaska, 197 
WI.  Approval is contingent upon Condition No. 3 (parking) being resolved prior to the August 198 
11 Common Council meeting. 199 
 200 
In response to a question by Jan, Ald. Bialecki said this item will return before the Plan 201 
Commission on August 25 if the parking issues are not resolved before the Council meeting. 202 
 203 
On voice vote, motion carried. 204 
 205 
Item 5 – Public Hearing:  Approximately 7:10 P.M. (or immediately following Public 206 
Hearing at 7:00 P.M.) regarding consideration of a Conditional Use Permit to allow the 207 
operation of a child care center at 301 Main Street, Onalaska, WI 54650 submitted by Mike 208 
Volden of The Creative Child, 310 Main Street, Onalaska, WI 54650 (Parcel #18-140-0) 209 
  210 
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1. Conditional Use Permit Fee of $150.00 (PAID). 211 
 212 

2. Site Plan Permit required for any alteration to the existing parking lot and/or building 213 
footprint or accessory structure. 214 
 215 

3. All signs require permits. 216 
 217 

4. Owner/developer shall pay all fees and have all plans reviewed approved by the City 218 
prior to obtaining a building permit.  Owner/developer must have all conditions satisfied 219 
and improvements installed per approved plans prior to issuance of occupancy permits. 220 
 221 

5. All conditions run with the land and are binding upon the original developer and all heirs, 222 
successors and assigns.  The sale or transfer of all or any portion of the property does not 223 
relieve the original developer from payment of any fees imposed or from meeting any 224 
other conditions. 225 
 226 

6. Any omissions of any conditions not listed in Plan Commission Sub-Committee Minutes 227 
shall not release the property owner/developer from abiding by the City’s Unified 228 
Development Code requirements. 229 

 230 
Katie said The Creative Child has requested a CUP.  The new childcare center would serve up to 231 
16 children less than two years old.  Once children turn two years old they may attend the 232 
existing childcare center located across the street.  Katie noted that this business has been in 233 
operation for 3½ years and is licensed to care for 40 children ranging in age from six weeks to 234 
seven years old.  There currently are between 16 and 17 full- and part-time employees. There 235 
would be between 19 and 20 employees with the additional building.  The maximum shift would 236 
be 10 employees at one time.  The business operates from 6:30 a.m. until 5:30 p.m. Monday 237 
through Friday.  Katie said the business owner would need to obtain a separate license for the 238 
additional infant care from the Wisconsin Department of Children and Families. 239 
 240 
Katie said the following standards were used for review: 241 
 242 

• Compatibility:  Section 13-5-15 (c) of the City’s Code of Ordinances conditionally 243 
permits children’s nurseries and/or daycare centers provided all principal structures and 244 
uses have at least a 6-foot side yard setback.  The existing building in question has a 6-245 
foot side yard setback to the east, an approximately 5-yard setback from Main Street, and 246 
a 38-foot setback to the rear.  The zoning of land within 250 feet of the proposed site 247 
includes both neighborhood business and community business districts.  The uses within 248 
500 feet along the same street of the proposed site include retail, multifamily residential, 249 
service-oriented businesses, daycare, Masonic Lodge, personal service and restaurants. 250 

• Consistency with Comprehensive Plan:  The Comprehensive Plan identifies this area as 251 
Downtown Mixed Use District.  This district is intended to encompass the city’s mixed 252 
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use central business district, and is intended to remain a compact pedestrian-oriented area 253 
with a mix of neighborhood and recreation-oriented commercial uses, small professional 254 
offices and services, institutional, residential, civic, and park and open space uses. 255 

• Importance of Services to the Community:  According to the Comprehensive Plan, a 256 
land use objective of the city is to promote compatible infill development throughout the 257 
city.  This is a redevelopment project located in the Downtown Mixed Use District.  258 
According to the applicant, quality childcare is necessary with two parents working, and 259 
parents already are reserving spots for January 2016. 260 

• Neighborhood Protections:  The Creative Child intends to have one parking stall 261 
available onsite.  The remainder of the staff that will work at this location will park in the 262 
existing staff lot at 301 Main Street.  The intention is to construct a small fenced-in 263 
playground on the east side of the building.  Parents will utilize Main Street and 3rd 264 
Avenue North for a drop-off location. 265 

• Conformance with Other Requirements of City/State Ordinances/Statutes:  266 
Applicant intends to obtain a separate license for the additional infant care from the 267 
Wisconsin Department of Children and Families. 268 

 269 
Mayor Chilsen opened the public hearing and called for anyone wishing to speak in favor of the 270 
Conditional Use Permit. 271 
 272 
Mayor Chilsen called three times for anyone wishing to speak in favor of the Conditional Use 273 
Permit and closed that portion of the public hearing. 274 
 275 
Mayor Chilsen called three times for anyone wishing to speak in opposition to the Conditional 276 
Use Permit and closed the public hearing. 277 
 278 
Motion by Ald. Bialecki, second by Craig, to approve with the six listed conditions a Conditional 279 
Use Permit to allow the operation of a child care center at 301 Main Street, Onalaska, WI 54650 280 
submitted by Mike Volden of The Creative Child, 310 Main Street, Onalaska, WI 54650. 281 
 282 
Craig said he is concerned about excessive traffic back and forth on Main Street by staff and 283 
children.  Craig said he hopes this does not become a problem, especially if there is an injury, 284 
and urged the owners to exercise caution. 285 
 286 
Jan noted there is a gravel parking lot to the east of the area slated to be a fenced-in playground 287 
and asked what type of fence or wall would be utilized to protect the children. 288 
 289 
Mike Volden [The Creative Child owner] noted that State of Wisconsin requirements call for a 290 
4-foot high fence to secure the playground.  Mike also addressed Craig’s concern, noting that the 291 
only individuals who will be crossing Main Street during the day are the first teachers at the 292 
daycare in the morning.  Mike also noted that the children in the new center will only be located 293 
in that center until they turn two, at which time they will come to the center at 310 Main Street 294 
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and be dropped off in front of the building. 295 
 296 
Jan asked if the fence will be fortified. 297 
 298 
Mike said the fence must be 4 feet high and either will be a picket fence or a decorative metal 299 
fence.  There also will be a secure gate on the fence.  Mike noted that the State of Wisconsin 300 
licenser had examined the lot and the building and said the licenser had not voiced any 301 
objections. 302 
 303 
On voice vote, motion carried. 304 
 305 
Item 6 – Review and Consideration of a Discontinuance/Vacation of the Kurt Place Right-306 
of-Way 307 
 308 

1. The 10’ easement utility easement around Kurt Place to be dissolved and a new 309 
permanent utility easement (i.e., for water, storm sewer, sanitary sewer) to be created 310 
over existing utilities and recorded with the Register of Deeds. 311 
 312 

2. All conditions run with the land and are binding upon the original developer and all heirs, 313 
successors and assigns.  The sale or transfer of all or any portion of the property does not 314 
relieve the original developer from payment of any fees imposed or from meeting any 315 
other conditions. 316 
 317 

3. Any omissions of any conditions not listed in Plan Commission Sub-Committee Minutes 318 
shall not release the property owner/developer from abiding by the City’s Unified 319 
Development Code requirements. 320 

 321 
Katie noted that commission members’ packets include a street discontinuance exhibit map of 322 
the Kurt Place right-of-way.  The property owner and the two properties with an offer to 323 
purchase adjacent to Kurt Place (Lots 1, 2 and 3) have expressed an interest in vacating so 324 
additional developable land may be created.  Katie noted staff has been following the publication 325 
notification requirements by notifying parties of interest and the owners of the party.  A public 326 
hearing will be held at the September 8 Common Council meeting.  Katie said the Plan 327 
Commission is being asked to provide a recommendation to the Common Council regarding the 328 
discontinuance. 329 
 330 
Motion by Ald. Bialecki, second by Craig, to approve a Discontinuance/Vacation of the Kurt 331 
Place Right-of-Way. 332 
 333 
On voice vote, motion carried. 334 
 335 
  336 
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Item 7 – Review and Consideration of a Cooperative Plan between the City of Onalaska 337 
and the Village of Holmen 338 
 339 
Katie noted a draft cooperative boundary has been developed between the City of Onalaska and 340 
the Village of Holmen.  This plan will determine and establish long-term boundaries between the 341 
two municipalities to reduce annexation disputes and reduce fragmentation and irregular 342 
boundaries.  The City of Onalaska and Village of Holmen Plan Commissions held a joint public 343 
hearing on June 24 on the draft cooperative plan.  Testimony was taken from the public, and 344 
there also was an additional 20-day public comment period for written comments.  Katie noted 345 
that George Tabbert had submitted written comments, which is on file along with a transcript of 346 
the joint meeting.  The Plan Commission is being asked to make a recommendation to the 347 
Common Council on the draft cooperative plan.  Katie said the Village of Holmen’s Plan 348 
Commission unanimously recommended adopting the plan to the Village Board on June 30. 349 
 350 
Motion by Ald. Bialecki, second by Paul, to approve a Cooperative Plan between the City of 351 
Onalaska and the Village of Holmen. 352 
 353 
In response to a question by Ald. Bialecki, Katie said she does not know if the Village of 354 
Holmen has taken further action on the plan. 355 
 356 
Paul asked if there is a procedure within the plan to address minor changes in the future. 357 
 358 
Sean noted that the agreement may be modified at any time by a two-thirds vote both by the City 359 
of Onalaska’s Common Council and the Village of Holmen Board. 360 
 361 
On voice vote, motion carried. 362 
 363 
Item 8 – Review and Discussion of 2015 Comprehensive Plan Update, Chapter 9 – Land 364 
Use 365 
 366 
Katie noted the commission members have a copy of Chapter 9 and welcomed feedback. 367 
 368 
Paul inquired about the timetable for finalizing the entire Comprehensive Plan Update. 369 
 370 
Katie said the Long Range Planning Committee will be establishing a timeline at its August 6 371 
meeting and noted that a public hearing will be held at the Plan Commission level.  Katie also 372 
said that a public open house may be held in September.  Katie told Paul all of the chapters can 373 
be found at cityofonalaska.com. 374 
 375 
Ald. Bialecki complimented Katie and staff for their work on the Comprehensive Plan Update 376 
and expressed his appreciation for her taking the time to schedule public hearings. 377 
 378 
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Skip noted the four properties located to the east of his house are zoned B-1, but they have 379 
always been houses.  Skip also said there are particular lots in the city where the zoning is 380 
inappropriate and asked if the Comprehensive Plan is the appropriate place to address the use of 381 
land. 382 
 383 
Sean said it is his understanding that his office and the Planning Department are working on 384 
addressing zoning.  Sean said this is not a topic to be addressed in the Comprehensive Plan. 385 
 386 
Craig also complimented Katie for her work and said he does not anticipate having to make 387 
significant changes [when reviewing the 2015 Comprehensive Plan update]. 388 
 389 
Item 9 – Adjournment 390 
 391 
Motion by Ald. Bialecki, second by Craig, to adjourn at 7:35 p.m. 392 
 393 
On voice vote, motion carried. 394 
 395 
 396 
Recorded by: 397 
 398 
Kirk Bey 399 
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