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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, December 15, 2015.  It was noted that the meeting had been announced and a notice 2 
posted at 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, Sue 6 
Peterson 7 
 8 
Also Present:  City Clerk Cari Burmaster, Land Use and Development Director Brea Grace, 9 
Planner/Zoning Inspector Katie Aspenson 10 
 11 
Item 2 – Approval of minutes from previous meeting 12 
 13 
Motion by Ald. Bialecki, second by Paul, to approve the minutes from the previous meeting as 14 
printed and on file in the City Clerk’s Office. 15 
 16 
On voice vote, motion carried. 17 
 18 
Item 3 – Public Input (Limited to 3 minutes per individual) 19 
 20 
Mayor Chilsen called for anyone wishing to provide public input. 21 
 22 
Chris Meyer, Dream Builders of Wisconsin 23 
1589 Medary Lane 24 
Onalaska 25 
 26 
Chris said he is attending this evening’s meeting for Item No. 8 and he welcomes any questions 27 
the Plan Commission might have.  Chris also noted he had brought with him handouts listing 28 
bullet points about the Nathan Hill Estates Subdivision PUD.  Chris said, “We’re asking for this 29 
to be a minor change to the PUD versus a major [change].  We’re not changing any density.  30 
We’re actually doing what the neighborhood is requesting, which is the opportunity to have these 31 
not be rentals and have them be individual ownerships.  We’re going to set up a homeowners 32 
association that would be similar to a condo association, and it would assign the ownership and 33 
maintenance of the road, which is the most important, to an entity that’s going to be there as an 34 
association versus just an individual ownership.  The last part I crossed out because the deadline 35 
was extended to October 1, which is agreeable.  Some of the terms on there have to be changed, 36 
but Jarrod will clarify that when the time comes up for the [Plan Commission].  Thank you.” 37 
 38 
Mayor Chilsen called three times for anyone else wishing to provide public input and closed that 39 
portion of the meeting. 40 
 41 

Consideration and possible action on the following items: 42 
 43 
Reviewed 12/18/15 by Brea Grace 
 



 
Plan Commission 
of the City of Onalaska 
Tuesday, December 15, 2015 
2 

Item 4 – Public Hearing:  Approximately 7:00 P.M. (or immediately following Public 44 
Input) – Public Hearing and Consideration of the City of Onalaska 2015 Comprehensive 45 
Plan 46 
 47 
Brad Hentschel of Short Elliott Hendrickson gave a presentation on the 2015 Comprehensive 48 
Plan, which included the following points: 49 
 50 

• If a municipality in the State of Wisconsin wishes to regulate land use, it must have an 51 
adopted comprehensive plan with which those regulations are consistent.  These plans 52 
must be updated every 10 years. 53 

• A survey was sent out in early spring 2014, and more than 1,000 responses were 54 
received.  The Long Range Planning Committee met monthly for 18 months.  The Plan 55 
Commission received review copies of all the elements, and city staff and other 56 
committees also provided input during the process. 57 

• A place-making event was held in June 2014, and an attempt was made to identify key 58 
components and issues for the City of Onalaska to address over the next 20 years.  Katie 59 
also obtained input from high school focus groups.  The high school students enjoyed 60 
Parks and Recreation facilities, and they had a different vision from the rest of the 61 
community in terms of their idea of ideal housing.  They also requested specific 62 
businesses such as restaurants, a movie theater and an agility athletic facility. 63 

• An open house was held in September at City Hall. 64 
• The Long Range Planning Committee created the following vision statement:  “The City 65 

of Onalaska provides a safe, family-friendly community.  Our residents are engaged and 66 
proud to call Onalaska home.  Our businesses and employers are financially strong.  Our 67 
education system is excellent.  Onalaska plays a critical role in the Coulee Region of 68 
Wisconsin, and is well-connected and accessible with quality infrastructure.  Our natural 69 
environment is robust with opportunities, including our coulees, bluffs and water 70 
resources, providing unique activities for people of all ages and interests, leading to a 71 
vibrant and active community.” 72 

 73 
Brad said the following nine elements must be included in the Comprehensive Plan: 74 
 75 

• Issues and opportunities.  The Wisconsin Department of Administration releases 76 
population projections, and it is projecting that the City of Onalaska will have 23,000 77 
residents (a 32-percent increase) by 2040.  The city’s median age is 37.4 years, while the 78 
state’s is approximately 38 years.  The city’s median household income is nearly 79 
$60,000.  It also has a very well-educated population, and strong employment industries 80 
include educational, health and social services, manufacturing and retail trade industries.  81 
Twenty-five percent of Onalaska’s residents work in the city, and 90 percent work within 82 
La Crosse County. 83 

• Housing.  There will be approximately 3,300 new housing units by 2040.  The city’s 84 
current median home value is approximately $165,000.  More than half of the city’s 85 
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existing housing stock has been constructed since 1980. 86 
• Transportation.  The city has more than 90 miles of roadway.  It received a Bicycle-87 

Friendly Community bronze award in 2013.  The city is in close proximity to the La 88 
Crosse Regional Airport.  MTU serves the city, as does a public taxi services.  There also 89 
is an active railroad. 90 

• Utilities & Community Facilities.  The city generally has low utility rates and more than 91 
290 acres of parkland.  The city has the Aquatic Center and the Omni Center, police and 92 
fire services, a water supply of more than 14 million gallons a day, and more than 80 93 
miles of sanitary sewer mains. 94 

• Agricultural, Natural & Cultural Resources.  The agricultural impact in the city has 95 
decreased in terms of acres and parcels.  However, community gardens and farmers 96 
markets are increasing in popularity.  Bluffland protection is highly regarded.  The city 97 
has a historic structure grant to assist in performing a survey on downtown structures.  98 
There are unique burial sites along the State Trunk Highway 35 corridor.  The city has 99 
received a Tree City USA award for 15 consecutive years. 100 

• Economic Development.  This section examines the city’s strengths and weaknesses for 101 
area businesses, employers and residents.  Residents have expressed an interest in a wide 102 
variety of businesses.  There is the feeling that the city’s downtown should remain 103 
somewhat historic, but there also should be small, local niche businesses.  Industrial and 104 
manufacturing properties try to be built in areas with access to major transportation 105 
corridors.  The city is primed for significant economic growth. 106 

• Intergovernmental Cooperation.  This includes growth, coordination and boundary 107 
expansion.  It also impacts school districts. 108 

• Land Use.  The city is expected to change via geographic expansion (e.g. the State Trunk 109 
Highway 16 and 35 corridors, and the Sand Lake Road area).  A new Future Land Use 110 
Map was created. 111 

• Implementation.  The Long Range Planning Committee developed action steps for some 112 
of the more significant topics.  There also will be an annual review of the Comprehensive 113 
Plan to benchmark what has been addressed, and also to establish new goals and action 114 
steps. 115 

 116 
Mayor Chilsen opened the public hearing and called for anyone wishing to speak in favor of the 117 
City of Onalaska 2015 Comprehensive Plan. 118 
 119 
Carol Overland, Attorney and Representative of No CapX2020 120 
1110 West Avenue 121 
Red Wing, Minnesota 122 
 123 
“In favor, or I guess the other side of that would be opposed, that’s not quite what I have in mind 124 
because I have some suggestions.  I’m in favor of the plan, and I think there are some things that 125 
should be added to it, so I’m not opposed.  I appreciate you being open to comments at this point.  126 
I know it’s been a long process here, and I’m just coming into this right now at the end stage 127 
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[because] I just learned of it.  Some things that were brought up this evening … First, there’s a 128 
section on Utilities & Community Facilities.  I had sent in a written comment earlier.  You do 129 
have an important opportunity here, and as the Comprehensive Plan noted in that presentation, 130 
it’s important to upgrade and replace infrastructure systems when needed.  You have in this 131 
community a setup where you have a major highway, and on both sides of it you have aging and 132 
aged infrastructure that’s going to have to be replaced.  That’s not really the city’s job, but it will 133 
happen.  There is upcoming very soon a Dairyland proposal to work on the one on the west side.  134 
They want to tear it down and build much higher towers [that have] a much higher capacity, very 135 
much changing the character of that line.  Then there’s Xcel on the other side, and they’re going 136 
to want to do the same thing.  I think it’s really important to consider what this means for the 137 
City of Onalaska.  You have a Comprehensive Plan, and on the map I don’t see maps [showing] 138 
where the transmission lines are.  You have a number of them.  You have these 161 lines on each 139 
side of [STH 35].  You have 69 kV lines running through.  As a Plan Commission, and 140 
especially where it’s talking about developing corridors, I would urge you to develop a utility 141 
transmission corridor so that you could combine all of these facilities and ideally underground 142 
them.  You also have an issue with the airport on how high the structures can be and what the 143 
impact will be on the airport.  That’s an issue right now in Middleton as well. … Maybe it might 144 
help to get together with Middleton and see what they’re looking at and what they’re doing.  But 145 
this is something that you have this opportunity now before the application comes in for this 146 
Dairyland line to be able to look at what you want to do with transmission through this town. 147 
 148 
I urge you to consider maybe looking at, are you going to be combining them?  Do you want to 149 
bury these lines?  Will that deal with the airport issue?  What about utilizing that corridor down, 150 
say, [STH] 35 or [United States Highway] 53 and putting them all together so that you don’t 151 
have them running through residential areas on both sides of [STH] 35.  Maybe consider, for 152 
planning purposes, would it be a good idea to change some of this residential area that they’re 153 
going through?  Those lines are butting right up against people’s trailer homes.  They’re butting 154 
into people’s yards right in the middle of the back yard, especially along [USH] 53.  What is this 155 
going to do if these lines are so greatly increased in height and capacity with a whole new 156 
character – a very industrial structure and line going through a residential area?  I urge you to 157 
take a look as you’re planning to look at what you want to do in the future and how you want 158 
Onalaska to look, because now you have the opportunity.  Once they make those applications 159 
you’re not going to have much opportunity to have any control over it.  It’s important to note 160 
Wisconsin does give you – when something is before the Public Service Commission, which this 161 
Dairyland line is not – by having your own plan they do consider what the local plan is.  It would 162 
be really useful to fill that hole in so that when transmission projects do come to town you have 163 
something set up and a way to deal with it.  I urge you to consider looking at establishing a 164 
corridor, combining things, and maybe switching land use in that corridor away from Residential 165 
and toward Warehouse, Industrial or something like that that would be more compatible with an 166 
industrial transmission line.  Thank you.” 167 
 168 
Ann Kathan 169 
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N5924 County Road OT 170 
Onalaska 171 
 172 
“This is in favor, but like Miss Overland I have some suggestions for things for Council to look 173 
at.  I’m here both individually on behalf of my family as well as my parents, Robert and Lois 174 
Kathan, and my brother, Chris Kathan, who have been lifelong residents of this area.  The issue 175 
in the Comprehensive Plan that’s missing and not only needs to be recognized but also addressed 176 
with solutions is the transmission lines that bisect the city.  If you look up, your perspective 177 
changes.  There is a nest of transmission and distribution lines that crisscross the city.  Two of 178 
the most notable lines are a transmission line owned by Dairyland power, referred to as the Q-1.  179 
It’s a 161-kilovolt line.  Xcel Energy has a 161-kilovolt line as well.  They run somewhat parallel 180 
along the highways, and then they do a crossing at Highway 53 near the Kwik Trip intersection.  181 
The Q-1 line affects our family personally in a major, major way.  But it also has a tremendous 182 
impact on this community.  Our home is within 70 feet of the center line of the Q-1 line.  What 183 
my family and I did not understand until recently is that transmission lines emit magnetic and 184 
electric fields.  You cannot see them.  You cannot smell them.  You cannot hear them.  But you 185 
can measure them.  In fact, on Amazon you can buy what is called a “ghost meter.”  We learned 186 
that the emissions from the line, with my daughter’s bedroom being closest, exceed by 20 times 187 
what is considered to be safe.  The home that we expected to live in long-term is not a viable 188 
option.  So yes, this affects us personally in a very great way.  But it also affects the community 189 
of Onalaska because every home that is either under or within 100 feet of that line is being 190 
subjected to an electromagnetic field which, the power line companies don’t want to admit it, are 191 
not healthy.  And at some point in the future, if you read any of the insurance research, there will 192 
come a point where these properties may not be insurable.  That is definitely a long-term issue 193 
that the city should be thinking about.  How are we laying out our city in respect to these 194 
transmission lines? 195 
 196 
This issue becomes even bigger with Dairyland’s proposed reconstruction of the Q-1 line.  The 197 
terms ‘upgrade’ and repair have been tossed about regarding their intentions.  But make no 198 
mistake – this is not an upgrade, and this is not a repair of some poles that need to be replaced.  It 199 
is a complete reconstruction of a line and turning it into something that none of the easement 200 
granters in 1950 ever would have imagined or allowed.  And we believe that the easements that 201 
run along the Q-1 line do not provide for such reconstruction.  That is a legal issue that the city 202 
should be looking at because if the easements do now allow the reconstruction there is no right-203 
of-way for that proposed reconstruction.  Another very, very important issue is the 204 
Comprehensive Plan stresses over and over our unique environmentally sensitive vistas.  The 205 
bluff view is incomparable to anywhere in the United States.  If this reconstruction is allowed to 206 
go through as proposed, our vista will be pockmarked forever with towers that are doubled in 207 
height.  [They will be] metal structures that will never go away.  They will always be in our 208 
vista, and that will have an immediate impact on the economic strength of this area, which relies 209 
so heavily on that view.  As Miss Overland brought up, there is a three-mile overlay that covers 210 
this area relating to the La Crosse Municipal Airport.  That overlay is critical not only to the safe 211 
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operations of the airport and the pilots and the planes that fly through that area, but it also has a 212 
direct economic impact on the surrounding communities.  Dairyland Power intends to seek 213 
variances to raise that height limitation so that it can do the reconstruction.  We feel that 214 
tampering with the height restriction would have dire negative consequences for all of the 215 
surrounding communities as well as the taxpayers’ investment in our municipal airport.  So we 216 
would ask that as you look at the Comprehensive Plan, please consider the infrastructure of the 217 
transmission lines and particularly what Dairyland Power intends to do with the Q-1 line.  218 
Onalaska is in a very, very unique position to control what its city looks like. It can get involved 219 
in the zoning process and say ‘no’ to any variances that are requested.  It can talk directly to 220 
Dairyland and shape what you want the town to look like through your Comprehensive Plan.  221 
None of these things are set in stone yet, so we would ask you all to consider this very, very 222 
important issue, and as you go forward with the Comprehensive Plan and the vitality of the city 223 
to look at alternatives to what Dairyland is proposing.  And if there’s a moment, for the record, I 224 
wanted to ask a couple of questions.  Are there any ongoing negotiations with Dairyland Power 225 
and the City of Onalaska regarding the Q-1 line?” 226 
 227 
Mayor Chilsen said Dairyland Power representatives had met with city officials on Monday. 228 
 229 
Ann asked, “Have there been any offers?” 230 
 231 
Mayor Chilsen said no offers have been made. 232 
 233 
Ann asked, “What is the status of those negotiations?” 234 
 235 
Mayor Chilsen said Dairyland Power representatives had given a presentation. 236 
 237 
Ann asked, “Did the presentation include any discussions of emissions from the line?” 238 
 239 
Mayor Chilsen said yes. 240 
 241 
Ann asked, “Tower height?” 242 
 243 
Mayor Chilsen said yes. 244 
 245 
Ann asked, “Increased power?” 246 
 247 
Mayor Chilsen said yes. 248 
 249 
Ann asked, “Double-circuiting?” 250 
 251 
Mayor Chilsen said yes and suggested that Brea answer any other questions Ann might have. 252 
 253 
Ann said, “If I may ask, where is the city at with those discussions?” 254 
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 255 
Mayor Chilsen reiterated that Dairyland Power representatives had given a presentation because 256 
they had been asked to do so. 257 
 258 
Ann asked, “Has the city heard anything from Xcel regarding its 161-kilovolt line?” 259 
 260 
Brea said no, noting that there are no proposals on the floor for that line. 261 
 262 
Ann said, “That line would also need to be looked at in conjunction with the Dairyland line.  263 
Again, at some point Xcel most likely will be looking to reconstruct that line.  It does bisect the 264 
city.  Another aspect of the line that should be of concern is that it crosses directly over Luther 265 
High School.  My understanding is that type of construction would not be allowed today under 266 
zoning ordinance to have a line that close to a school.  The final question is, have there been any 267 
discussions between the city and Luther High School about that line?” 268 
 269 
Mayor Chilsen said he does not know. 270 
 271 
Ann said, “I certainly appreciate your time today.” 272 
 273 
Ald. Bialecki noted that Ann lives on County Road OT and asked, “Can you tell me what, if 274 
anything, the Town of Onalaska is doing about this?  And what, if anything, they have in their 275 
comprehensive plan?” 276 
 277 
Ann said she does not know. 278 
 279 
Ald. Bialecki asked Ann to find out and inform the Plan Commission. 280 
 281 
Ann promised to do so and said, “My understanding – and I could be mistaken in this – is that 282 
the Town of Onalaska does not have a voice in this matter because the City of Onalaska and the 283 
Village of Holmen are joining hands and will be the powers that be.  But I certainly will contact 284 
them to see if they have a position.” 285 
 286 
Ald. Bialecki said, “I take issue with that.  That’s their turf.” 287 
 288 
Ann said, “The line dissects the city.  It crosses not only our property, but it comes straight 289 
through the city.” 290 
 291 
Ald. Bialecki said, “I’m curious to know what’s happening in the Town of Onalaska.  I don’t 292 
know, either.” 293 
 294 
Lois Kathan 295 
N5912 County Road OT 296 
Onalaska 297 
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 298 
“I am definitely for the Comprehensive Plan because I think every municipality, every town, 299 
every city needs one.  I’m a former educator.  I’m retired now, and so I’ve been involved in a lot 300 
of negotiations and happenings like this.  I’m very concerned with the word that Dairyland’s Q-1 301 
transmission line … They say they’re going to rebuild when they’re really going to be 302 
reconstructing, and I think we need to look at that terminology.  We are very, very concerned 303 
about safety – not just of our own family, but of everybody in this area.  We’ve lived here all our 304 
lives, and we want the very best for this beautiful town, city and state.  Thank you.” 305 
 306 
Dennis Aspenson 307 
643 L Hauser Road 308 
Onalaska 309 
 310 
“I would like to thank the city staff, the Plan Commission and the Planning Department and SEH 311 
for putting a fine document together.  It’s a very thorough document, and I’m hoping and I 312 
believe the city will follow the document in laying out the future outcome of the city.  I do have 313 
a couple of thoughts and recommendations.  It was mentioned once in the document about the 314 
Menards/Elmwood Master Plan out on Sand Lake Road.  Some of you might know the 315 
document, but it was approved and brought to the floor on June 25, 2004.  I believe it to be a 316 
good document.  It has been used in planning out there thus far.  I would have a 317 
recommendation.  I believe so much in the plan and the way it was laid out back at that time to 318 
extend the parameters of the town center development concept from Redwood Street on the 319 
south along Sand Lake Road to OT to the north, and from Sand Lake Road to Franklin Street to 320 
the west.  So take this exact concept and plan and expand the area.  I believe that area is probably 321 
what I would consider Onalaska’s last frontier, so if we are going to do something there we 322 
really have to do it right from the start.  I have one other suggestion.  I believe Parks and 323 
Recreation has come to the Council to get appropriation of monies for doing their plan for 2016.  324 
I may recommend that you take a look at combining both this plan the next time you do it and 325 
the Park and Recreation plan so we’re sure all the parts fit together because both plans will 326 
overlap each other.  Once again, I would like to thank everybody for doing a fine job.  It’s a good 327 
plan.  Thank you.” 328 
 329 
Kristen Odegaard, Vice-Chair of Long Range Planning Committee 330 
961 Tahoe Drive 331 
Onalaska 332 
 333 
“I’m here speaking in favor of our committee’s work and what we have done in the past year and 334 
a half. And I hope that you will approve the plan as presented.” 335 
 336 
Debbie Clarkin, Chair of the Long Range Planning Committee 337 
1450 Cliffview Avenue 338 
Onalaska 339 

Reviewed 12/18/15 by Brea Grace 
 



 
Plan Commission 
of the City of Onalaska 
Tuesday, December 15, 2015 
9 

 340 
“I am here to support and respectfully ask you to pass this on to the next step [Common Council] 341 
for approval, and to reassure you that a lot of time and effort has gone into this.  It’s been 342 
reviewed, re-reviewed and checked with committees.  It’s not just a single, one-silo look.  It’s a 343 
complete look at the whole city, and so I’m respectfully requesting that you pass it on.  Thank 344 
you.” 345 
 346 
Ken Schmocker, Long Range Planning Committee member 347 
1325 Red Cedar Court 348 
Onalaska 349 
 350 
“This has been my first time doing something like this in working as a committee, and it’s been 351 
very enlightening.  I thought we were able to put together a very good plan, and I’m 352 
recommending that it does pass on [to the Common Council].  We did take a lot of input.  We 353 
took a lot of information and put it together, and hopefully you will see the plan the same way 354 
we do.  Thank you.” 355 
 356 
Dana Fredrickson, Long Range Planning Committee member 357 
517 Stonebridge Avenue 358 
Onalaska 359 
 360 
“This was my first time going through something like this.  It was a very good experience, and I 361 
think I would like to first of all commend the city staff who worked on that committee for all the 362 
work that they put in.  They did an excellent job and made our job a lot easier as members of that 363 
committee.  I would include Brad from SEH in that as well.  They did a good job in preparing us 364 
and guiding us through things we weren’t familiar with.  I think we got good information and 365 
made what we thought were good decisions based on the information presented to us.  One other 366 
thing that I think is important to note in this is it’s a document that tries to lay out guidelines for 367 
future development.  I think it should be noted that special care was given to leave enough 368 
leeway in there for interpretation for special circumstances so we didn’t try to handcuff anybody.  369 
I realize they’re not set rules, but sometimes people can interpret them that way.  We tried to 370 
leave enough leeway so common sense could prevail when some of these things are being 371 
applied.  Again, I think the city staff did a good job in helping us out with that, so I just want to 372 
commend them.” 373 
 374 
Mayor Chilsen called three times for anyone else wishing to speak in favor of the City of 375 
Onalaska 2015 Comprehensive Plan and closed that portion of the public hearing. 376 
 377 
Mayor Chilsen called for anyone wishing to speak in opposition to the City of Onalaska 2015 378 
Comprehensive Plan. 379 
 380 
Jarrod noted he had received an email from Lois Riniker, who resides at 302 2nd Avenue North, 381 
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Onalaska, and he quoted the following from Lois’ email:  “Myself and many other people in the 382 
community would like to see the zoning laws changed to single-family dwellings within a certain 383 
radius of Main Street in Onalaska and preserve historic neighborhoods and homes.  Duplexes 384 
don’t enhance historic neighborhoods.” 385 
 386 
Skip noted he had received a telephone call from an individual who mentioned the same type of 387 
zoning to which Lois Riniker had referred. 388 
 389 
Mayor Chilsen called three times for anyone wishing to speak in opposition to the City of 390 
Onalaska 2015 Comprehensive Plan and closed the public hearing. 391 
 392 
Brea noted that the Comprehensive Plan will be discussed again under Item 6, at which time 393 
there may be a discussion about the public comments, discussion about the plan and 394 
consideration of adoption of the plan. 395 
 396 
Item 5 – Public Hearing:  Approximately 7:10 P.M. (or immediately following previous 397 
hearing at 7:00 p.m.) – Public Hearing and Consideration of a Conditional Use Permit 398 
request to allow proposed expansions to the Luther High School facility and property at 399 
1501 Wilson Street, Onalaska, WI 54650 in a Public & Semi-Public (P-1) Zoning District, 400 
submitted by Keith Heinze on behalf of Luther High School Association, 1501 Wilson 401 
Street, Onalaska, WI 54650 (Tax Parcel #18-1015-0) 402 
 403 

1. Conditional Use Permit Application Fee of $150.00 (PAID). 404 
 405 

2. Exterior storage is prohibited. 406 
 407 

3. Conditional Use Permit approval does not guarantee approval of the site plan as laid out 408 
in the attached conceptual plans. 409 
 410 

4. Site plan approval required including specifics on landscaping, parking, lighting, water 411 
main location and fire hydrant location, etc.  All future improvements to this parcel will 412 
be subject to additional City permits (i.e., building permits, zoning approvals) and 413 
additional City fees (i.e., parks fee, green fee). Owner/developer must have all conditions 414 
satisfied and improvements installed per approved plans prior to issuance of occupancy 415 
permit. 416 
 417 

5. Building to comply with minimum forty (40) foot setback. 418 
 419 

6. Owner/developer shall pay all fees and have all plans reviewed and approved by the City 420 
prior to obtaining a building permit.  Owner/developer must have all conditions satisfied 421 
and improvements installed per approved plans prior to issuance of occupancy permits. 422 

 423 
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7. All conditions run with the land and are binding upon the original developer and all heirs, 424 
successors and assigns.  The sale or transfer of all or any portion of the property does not 425 
relieve the original developer from payment of any fees imposed or from meeting any 426 
other conditions. 427 
 428 

8. Any omissions of any conditions not listed in minutes shall not release the property 429 
owner/developer from abiding by the City’s Unified Development Code requirements. 430 

 431 
The applicant intends to construct the following improvements to the Luther High School facility 432 
and property: 433 
 434 

• An approximately 13,000 square-foot chapel auditorium 435 
• An approximately 26,000 square-foot, two-story classroom addition 436 
• Removal of west wing classrooms and new entrance 437 
• Remodeling existing locker rooms 438 
• Relocation of existing football practice field, and the shot put and discus areas 439 
• Addition of four tennis courts 440 
• Pavement of northeast parking lot and reconfiguration of parking lot east of building 441 
• Additional parking along Wilson Street 442 
• Addition of a three-car detached garage 443 

 444 
Katie noted that Condition No. 4 has been updated since the December 8 Plan Commission Sub 445 
Committee meeting to include water main location and fire hydrant location. 446 
 447 
Mayor Chilsen opened the public hearing and called for anyone wishing to speak in favor of the 448 
CUP request. 449 
 450 
Keith Heinze, Luther High School representative 451 
206 South Elm Street 452 
La Crescent, Minn. 453 
 454 
Keith wished Mayor Chilsen the best as he runs for re-election in 2016, complimented city staff, 455 
and wished Brea well as she will be leaving her position with the city.  Keith noted the first 456 
addition at Luther High School he was involved with was in 1973, at which time classrooms, 457 
commons and an office were constructed.  Keith also noted he was involved with another 458 
addition in 1999, at which time a gymnasium, locker rooms and storage were constructed.  Keith 459 
said there were two other phases – a chapel and auditorium, and additional classrooms.  Keith 460 
noted there was a master plan that lasted a year and a half and said, “We are through that.  We 461 
have engaged some architects to do some planning.  We have a building committee that’s been 462 
talking about the building.  We have already started with the storage facility. … The materials 463 
are there, so that hopefully will go up in the next couple of weeks.  That was really the first step.  464 
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Beyond that, there’s a long list of things here, and it has been quite an enlightening experience.  465 
We found some things.  We rezoned, which was a good thing.  We found some conditions from 466 
the previous building.  We’re cleaning; it’s catharsis. … I wish I could tell you how this is going 467 
to play out, but I don’t know.  We’re more than willing to comply with the conditions.  We know 468 
that the need for the parking lot addition and the water main will come first.  My sincere personal 469 
hope/expectation is that the chapel would come, then the auditorium.  That’s been on the board a 470 
long time for many, many people.  The classroom addition to the north was a relatively new 471 
thing.  I tell people some of us see the glass half-full, and some see it half-empty.  If the Lord 472 
blesses us it will go and we’ll be back and we’ll work forward.  I wish I could give you more 473 
definitive plans, but that’s why we plan.  We thank you again very much for allowing us to be in 474 
the midst of your wonderful community, and I hope to be back again.  Thank you very much.” 475 
 476 
Mayor Chilsen called three times for anyone else wishing to speak in favor of the CUP request 477 
and closed that portion of the public hearing. 478 
 479 
Mayor Chilsen called three times for anyone wishing to speak in opposition to the CUP request 480 
and closed the public hearing. 481 
 482 
Motion by Ald. Bialecki, second by Craig, to approve with eight conditions a Conditional Use 483 
Permit request to allow proposed expansions to the Luther High School facility and property at 484 
1501 Wilson Street, Onalaska, WI 54650 in a Public & Semi-Public (P-1) Zoning District, 485 
submitted by Keith Heinze on behalf of Luther High School Association, 1501 Wilson Street, 486 
Onalaska, WI 54650. 487 
 488 
Jan noted that there will be access to Green Bay Street from the northeast side of the parking lot 489 
and she asked Jarrod if there are any challenges with doing so. 490 
 491 
Jarrod noted that this is something the city brought forward, also noting that there is a new, 29-492 
unit apartment complex and an eight-unit townhome being constructed.  Jarrod said that with the 493 
new street the city wanted to have another access point going out of the parking lot, especially to 494 
split the traffic after events. 495 
 496 
On voice vote, motion carried. 497 
 498 
Item 6 – Review and consideration of the City of Onalaska 2015 Comprehensive Plan 499 
 500 
Brea said she would like to address comments regarding the transmission lines after Katie 501 
provides more background. 502 
 503 
Katie said the Long Range Planning Committee formally recommended at its November 12 504 
meeting that the Plan Commission consider the Comprehensive Plan document before it this 505 
evening.  Katie noted that she had emailed Plan Commission members an updated version and 506 
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said staff had provided input.  There also were additional textural changes and other data-507 
gathering efforts.  Katie said a resolution to be approved by the Plan Commission has been 508 
drafted and stated, “In summary, it essentially is noting the different criteria that is within the 509 
Comprehensive Plan; the efforts that the Long Range Planning Committee and the Plan 510 
Commission, as you all have for a number of them, seen every single chapter of this plan at least 511 
once coming forward,; that they have formally completed this update, consisting of text and 512 
maps; that a public hearing would have been held tonight at the meeting; and that they formally 513 
recommended to the Common Council for review and consideration at their next meeting.” 514 
 515 
Brea noted she had distributed to the Plan Commission a handout entitled “Chapter 5:  Utilities 516 
& Community Facilities.”  Brea addressed the comments regarding the transmission lines and 517 
said, “The question that’s before us is, do we hold up the approval of the Comprehensive Plan at 518 
this point and then create a utility corridor?  Or do we create a goal to create a utility corridor in 519 
the future as an implementation goal of this planning document?  Staff is of the opinion that we 520 
create an objective that is listed on page 101.”  The fourth objective would be placed under Goal 521 
No. 1 (“Coordinate the location of public and private utilities with projected growth and 522 
development patterns”), and it would read as follows:  “By evaluating requests to change 523 
existing or install new utility corridors based on such factors including, but not limited to, 524 
residential impacts, neighboring land uses, bluffland impacts, lighting, and health and safety 525 
impacts.”  Brea said this will provide a set of criteria to review rebuilds, reconstructions or new 526 
proposals for any utility corridor.  This would include an electrical transmission corridor and/or a 527 
gas line corridor.  Brea noted that staff also has consulted several times with legal counsel, and 528 
she said staff and legal counsel have reviewed the document to determine if the city is prepared 529 
for the next proposal or the next new transmission corridor.  Brea said legal counsel has 530 
reviewed the full Comprehensive Plan document twice, and she also said staff and legal counsel 531 
are recommending adding the changes before the Plan Commission this evening. 532 
 533 
Brea referred to page 92 and said staff is recommending the following additions: 534 
 535 

• “Dairyland Power also operates large transmission lines throughout the City of 536 
Onalaska.  An upgrade to one of their lines is proposed in the near future.”  These two 537 
sentences would be added under the first paragraph of “Power Plants, Transmission Lines 538 
and Electric Utilities.” 539 

• The sentence “A large natural gas pipeline runs through the City of Onalaska” would be 540 
added under “Natural Gas.” 541 

 542 
Brea noted that comments have been made about mapping the electrical and gas lines and said 543 
the city currently does not have a complete map.  Brea said, “We started to do some mapping 544 
with the Badger-Coulee Line, but we don’t [currently have a complete map].  It would be a big 545 
mapping exercise for the city.  We either do that now before the Comprehensive Plan is done or 546 
we set that as a goal for something in the future.  I have found in my experiences that sometimes 547 
the utilities are proprietary about their large pipeline locations and about disclosing that 548 
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information to the public.  It’s a challenge we may run into in the future.” 549 
 550 
Brea said staff recommends approval of the Comprehensive Plan with the aforementioned 551 
changes and then addressed the Dairyland Power reconstruction proposal.  Brea said, “That’s 552 
something that the city has the ability to respond separately to.  With the Comprehensive Plan, I 553 
guess we’re taking a little bit broader approach to it.  With the Dairyland proposal, the city is 554 
evaluating what the city’s response is going to be to that specific rebuild.”  Brea added that city 555 
staff will continue to work with legal counsel and elected officials on how the city will respond 556 
to the rebuild proposal and said, “The city really doesn’t have a set of approvals that is going to 557 
be given.  If the airport overlay height limitation is broken, that variance is through the City of 558 
La Crosse.  Could the city influence that?  We could make comments.  But again, I think that’s 559 
something that needs to be decided specifically about that line separately from the 560 
Comprehensive Plan.” 561 
 562 
Motion by Craig, second by Skip, to approve the City of Onalaska 2015 Comprehensive Plan. 563 
 564 
Paul said, “I am concerned, and I guess I would ask the question are we 100 percent certain that 565 
there is nothing additional that we can do in this plan by consulting either with our legal counsel, 566 
specialized legal counsel, or perhaps the consultant who worked on the plan?  Are we 100 567 
percent certain that there’s nothing we can do to strengthen our hand in dealing with these 568 
issues?” 569 
 570 
Brea noted that staff has had several conversations with legal counsel about strengthening the 571 
Comprehensive Plan and said the recommendations have been made in the plan.  Brea said the 572 
final recommendations are the additions given to the Plan Commission this evening. 573 
 574 
Paul asked if legal counsel is of the opinion nothing more can be done in the plan to strengthen 575 
the city’s position. 576 
 577 
Brea said she did not specifically ask if there is anything more that can be done.  However, Brea 578 
also said, “They felt this was the appropriate response.” 579 
 580 
Paul said, “I’m not so certain that there is a rush to finalize the plan if there is something further 581 
we can look at.  The two letters that we received from the two people who spoke are dated the 582 
11th and the 10th of December.  I believe I got them in the mail [Monday].  It just seems to me 583 
that maybe it’s worth looking at a little more.” 584 
 585 
Craig said he agrees with Paul and stated, “I take very seriously the input we’ve gotten, and 586 
Carol, thank you for taking the time to interact with me back and forth via email so often. … I 587 
too think that at minimum if I were to move ahead with any type of approval tonight – and I 588 
appreciate the work the Long Range Planning Committee did.  I did this in a previous life as a 589 
planning commissioner elsewhere, and I can tell you that I’m a little ashamed of what we came 590 
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up with in comparison to what you have done because it’s truly a fantastic document.  I 591 
congratulate you on that.  My only concern is for the welfare of the area and the community.  592 
And I think with the utility discussion that’s come up, I think maybe we’re not quite done yet 593 
with that aspect of it.  If I were to approve it tonight, my insistence would be that there be 594 
timelines placed on the objectives or the goals that staff has presented.  I mean definitive 595 
timelines by which these things are accomplished because my sense is we need to have a little bit 596 
better idea of what our position is and how we want to approach these types of things before 597 
utilities come forward with concrete plans and here we are halfway through the process.  I think 598 
this needs to be done fairly quickly.  I think there needs to be a degree of urgency with it.  The 599 
only way I would move forward with an approval tonight is if we had definitive dates on that.” 600 
 601 
Skip said, “I don’t oppose what Craig and Paul said, but … one time in my past I was a 602 
supervisor of a large programming group.  Looking at this from a data processing standpoint of 603 
programming, you get your program written and you get it all ready, and there are always 604 
improvements that can be made.  So you make those improvements, and there are more that can 605 
be made.  And then you see it again [and you say], ‘here’s another little tweak we can do.’  So 606 
you go on and on and you never get anything done.  That’s what concerns me here.  If we do not 607 
approve this now it’s going to be the typical government thing of going on and on and on and 608 
being delayed too long, and the work that has been done gets diluted.  That’s my opinion of it.” 609 
 610 
Craig said he believes Skip has raised a legitimate concern and reiterated he would want 611 
commitment dates if he were going to approve the Comprehensive Plan tonight with the goals 612 
that have been listed by staff.  Craig said, “Otherwise I’m inclined to probably not move forward 613 
because I think there’s a tradeoff that I’m not willing to make.” 614 
 615 
Brea noted that there likely are “hundreds” of goals and objectives in the Comprehensive Plan 616 
and asked Craig if he is seeking dates on all of them. 617 
 618 
Craig said he is seeking commitment dates on the utility-related items. 619 
 620 
Ald. Bialecki said he has had the opportunity to track what the Long Range Planning Committee 621 
has been doing for a year and a half and described it as “admirable.”  Ald. Bialecki said, “I favor 622 
this plan, but I would rather it go back to the Long Range Planning Committee and have them 623 
readdress the utility corridor.  I don’t want to vote this down after all the work they put in.  If we 624 
have to modify something, we do it now.  And I agree with you, [Skip, in that] this should not 625 
take 80 years to do.”  Ald. Bialecki also said he believes legal counsel needs to work with the 626 
Long Range Planning Committee and stated, “More importantly, if we’re supposed to have some 627 
sort of a corridor for transmission lines I would seriously hope that we do it from a regional 628 
perspective.”  Ald. Bialecki said the Plan Commission needs information from the Town of 629 
Onalaska before the City of Onalaska can proceed. 630 
 631 
Brea noted that the City of Onalaska had fought the Interstate 90/United States Highway 53 632 
Reviewed 12/18/15 by Brea Grace 
 



 
Plan Commission 
of the City of Onalaska 
Tuesday, December 15, 2015 
16 

corridor associated with the Badger-Coulee Line and said this is one reason why staff is not 633 
recommending the creation of a utility corridor or designating a utility corridor right now.  Brea 634 
said Objective No. 4 asks for a review of any proposal of a new utility corridor or a new utility 635 
line, or if there is a proposal to significantly change one.  Brea said, “Based on those unique 636 
criteria, we feel that we have the tools that we need in this Comprehensive Plan to object it based 637 
on proximity to homes or any environmental concerns or health concerns or the EMF lighting 638 
that may be required if it’s up too high. That’s why we’re recommending what we are with that 639 
objective.” 640 
 641 
Craig said, “I appreciate that perspective, but I think at that point it’s too late.  I don’t think we 642 
can expect to get the best outcomes by doing an assessment under duress.  That’s the point we’d 643 
be at if we waited to that point.  I would much rather see us take a proactive approach to this, and 644 
I’d like the Long Range Planning Committee’s input on this because I think it’s that vital to the 645 
community and the area.” 646 
 647 
Ald. Bialecki said he also values the Long Range Planning Committee’s input. 648 
 649 
Skip asked Cari what the next step would be if the Plan Commission were to disapprove the 650 
motion on the floor.  Skip said he believes there needs to be a different motion and stated he will 651 
withdraw his second. 652 
 653 
Craig withdrew his motion. 654 
 655 
Motion by Ald. Bialecki, second by Skip, to refer the 2015 Comprehensive Plan back to the 656 
Long Range Planning Committee for consideration on Chapter 5:  Utilities & Community 657 
Facilities. 658 
 659 
On voice vote, motion carried. 660 
 661 
Item 7 – Review and consideration of a request by Ralph Kloiber of HOM Furniture to 662 
host two (2) thirty (30) day tent sale events in 2016 at 9519 State Road 16, Onalaska, WI 663 
54650 (Tax Parcel #18-3625-4) 664 
 665 
Katie this is a request by HOM Furniture to hold two outdoor sales events, both of which will 666 
run up to 30 days.  The City of Onalaska allows outdoor sales and displays as a permitted 667 
accessory use in certain zoning districts subject to the following conditions (Section 13-6-14): 668 
 669 

1. Outdoor display and sales must be shown on the site plan for the property and are subject 670 
to the approval of the City. 671 

2. Outdoor display and sales are limited to thirty (30) days per calendar year unless 672 
approved by the City Plan Commission. 673 

3. Outdoor display and sales shall be limited to the goods sold at the principal use present 674 
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on the site except for temporary sales events authorized by the City Plan Commission. 675 
4. Outdoor display and sales areas shall not include portable toilets and more than two (2) 676 

temporary signs advertising the sale. 677 
 678 
Motion by Ald. Bialecki, second by Craig, to approve a request by Ralph Kloiber of HOM 679 
Furniture to host two (2) thirty (30) day tent sale events in 2016 at 9519 State Road 16, 680 
Onalaska, WI 54650. 681 
 682 
On voice vote, motion carried. 683 
 684 
Item 8 – Review and consideration of a substantial alteration determination for the Nathan 685 
Hill Estates Subdivision Planned Unit Development (PUD) for 402-412, 422-432, and 442-686 
452 Coronado Circle (Lots 1, 2 & 3 of Certified Survey Map 1661047), submitted by Brian 687 
Miller of Nathan Estates LLC, 1820 Tahoe Place, Onalaska, WI 54650 (Tax #18-5955-6 & 688 
18-5955-7 & 18-5955-8) 689 
 690 

1. Applicant shall abide by all requirements and conditions of previous Drainage and 691 
Stormwater Plan approvals and with previous subdivision, plat and PUD approvals for 692 
Nathan Hill Estates. 693 

 694 
2. Rear yards to maintain a 10-foot buffer along rear property line for drainage purposes. 695 

 696 
3. The addition of decks will restrict future accessory structures. 697 

 698 
4. Homeowner’s Association or Condominium Association will be established to address 699 

maintenance of Coronado Circle, the building, including all common areas and green 700 
spaces, stormwater management/easement areas, as well as any ownership or use 701 
restrictions.  All Homeowner’s Association or Condominium Association documents 702 
shall be recorded with the La Crosse County Register of Deeds prior to any land 703 
transfers.  The Land Use & Development Director shall be provided with a copy of all 704 
Homeowner’s Association or Condominium Association documents intended for 705 
recording.  Following records of such documents, the recorded copies should be placed 706 
on file with the City of Onalaska Planning Department.  No amendment to the 707 
Homeowner’s Association or Condominium Association document shall occur without a 708 
delivery of the amendment to the Land Use and Development Director. 709 
 710 

5. Submittal of a Preliminary/Final and Condominium Plat for review and approval by the 711 
Plan Commission and Common Council. 712 
 713 

6. Creation and recording of legal documents to define ownership, access easements and 714 
maintenance of Coronado Circle as well as the legal description of Coronado Circle as a 715 
private street. 716 
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 717 
7. The final lift of asphalt is required for the private street known as Coronado Circle. The 718 

City will require financial security be provided to the City Engineer prior to January 18th, 719 
2016 in an amount equivalent to an updated (and City Engineer approved) quote of the 720 
work to be completed. The type of security that would be necessary is: a cashier’s check, 721 
a prepaid agreement, a bond, or letter of credit from which the City would need to be 722 
specifically named as the party that could draw from it if the work is not completed. The 723 
final lift shall be installed to the satisfaction of the City Engineer prior to October 1st, 724 
2016 or prior to the occupancy of any of the units (temporary or final occupancy) under 725 
construct on the final 6-unit building (422-424-426-428-430-432 Coronado Circle), 726 
whichever is sooner.  If the work isn’t completed by such time, the City would have the 727 
work completed using the funding from the security. 728 

 729 
8. Owner/developer shall pay all fees and have all plans reviewed and approved by the City 730 

prior to obtaining a building permit.  Owner/developer must have all conditions satisfied 731 
and improvements installed per approved plans prior to issuance of occupancy permits. 732 

 733 
9. All conditions run with the land and are binding upon the original developer and all heirs, 734 

successors and assigns.  The sale or transfer of all or any portion of the property does not 735 
relieve the original developer from payment of any fees imposed or from meeting any 736 
other conditions. 737 
 738 

10. Any omissions of any conditions not listed in minutes shall not release the property 739 
owner/developer from abiding by the City’s Unified Development Code requirements. 740 

 741 
Brea said the Plan Commission last reviewed this area of Nathan Hill Estates in January 2014.  742 
At that point the construction of the three buildings, each with six units, was allowed.  Brea said 743 
the current proposal is to convert each unit into a separate parcel.  It would be a non-standard 744 
parcel that would not have frontage on an open public city road, but it would have access off 745 
Coronado Circle, which is a private drive.  Brea said that as this is part of a PUD, the Plan 746 
Commission must make a consideration of whether the change is substantial or non-substantial.  747 
If it is a non-substantial change the request may be approved or denied.  If the Plan Commission 748 
approves it, it will be approved with the 10 conditions that were distributed this evening.  Brea 749 
noted that a request was made at the December 8 Plan Commission Sub Committee meeting to 750 
extend the deadline for paving Coronado Circle to November 1.  Brea said staff would be 751 
agreeable to extending the paving date to October 1 if the city is given a cashier’s check or a 752 
letter of credit.  Brea said staff would be agreeable to final paving occurring prior to October 1 753 
and deleting the part of Condition No. 7 that reads “or prior to the occupancy of any of the units 754 
(temporary or final occupancy) under construction on the final six-unit building 422-432 755 
Coronado Circle, whichever is sooner.”  Brea said the city would have the financial guarantee in 756 
hand and add the final lift at that time if Coronado Circle is not rebuilt.  Brea said a public 757 
hearing would be scheduled for the January 26 Plan Commission meeting if the commission 758 
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determines that this is a substantial change to the PUD. 759 
 760 
Motion by Ald. Bialecki, second by Skip, to bring to the floor for discussion review and 761 
consideration of a substantial alteration determination for the Nathan Hill Estates Subdivision 762 
Planned Unit Development (PUD) for 402-412, 422-432, and 442-452 Coronado Circle (Lots 1, 763 
2 & 3 of Certified Survey Map 1661047), submitted by Brian Miller of Nathan Estates LLC, 764 
1820 Tahoe Place, Onalaska, WI 54650. 765 
 766 
Ald. Bialecki said the Plan Commission Sub Committee stated it believes that this is a substantial 767 
change. 768 
 769 
Craig said he agrees with Ald. Bialecki and stated, “As much as I would like to see this move 770 
forward, I think there’s enough involved here that it truly does become a substantial alteration.” 771 
 772 
Paul said he also agrees that this is a substantial alteration and stated, “On the surface of it I think 773 
it’s a positive change.  But I don’t think that we can say that it’s insubstantial just because we 774 
view it as positive.  I have to come down on the side of it is a substantial change.” 775 
 776 
Skip said, “I would like to see it approved, but Paul has hit it on the head.” 777 
 778 
Ald. Bialecki asked if the Plan Commission will have a quorum for its January 26 meeting. 779 
 780 
Mayor Chilsen said yes. 781 
 782 
Skip noted that both he and Jan expect to be absent. 783 
 784 
Sue said the Parks and Recreation Department should have a representative present. 785 
 786 
Motion by Ald. Bialecki, second by Craig, to identify as a substantial alteration the Nathan Hill 787 
Estates Subdivision Planned Unit Development (PUD) for 402-412, 422-432, and 442-452 788 
Coronado Circle (Lots 1, 2 & 3 of Certified Survey Map 1661047), submitted by Brian Miller of 789 
Nathan Estates LLC, 1820 Tahoe Place, Onalaska, WI 54650.  The request will be moved to a 790 
public hearing at the January 26 Plan Commission meeting. 791 
 792 
Cari said she will need the application fee on Wednesday if the public hearing is to be held at the 793 
January 26 Plan Commission meeting. 794 
 795 
Chris Meyer said he understands the Plan Commission’s position.  However, Chris also inquired 796 
about making changes to some of the verbiage in the conditions. 797 
 798 
Cari noted the conditions will be attached as a record for this meeting.  However, there will be an 799 
opportunity to change the conditions since a public hearing will be held at the January 26 Plan 800 
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Commission meeting. 801 
 802 
On voice vote, motion carried, 6-0, with two abstentions. 803 
 804 
Item 9 – Discussion and consideration of an amendment to the Unified Development Code 805 
(UDC) regarding the Mobile Home District (Title 13, Chapter 2, Section 8) 806 
 807 
Katie said both legal counsel and staff have been reviewing the Mobile Home District within the 808 
Zoning Code.  The changes have been summarized in the staff report, and they include the 809 
following: 810 
 811 

• Removal of references to the Mobile Home Park License and fees and insert language 812 
into Section 7-17-2 of the Onalaska Code of Ordinances, as well as the city’s fee 813 
schedule 814 

• Modification of zoning district name to Residential – Manufactured and Mobile Home 815 
District (R-MMH District) 816 

• Updated definitions 817 
• Minimum acreage increased to 15 acres for a mobile home community and minimum 818 

space dimensions for individual manufactured and/or mobile home defined 819 
• In lieu of a Mobile Home Developer’s Permit, the city will require a Site Plan Permit for 820 

any new or expansion to a mobile home community, with approvals required by the Plan 821 
Commission and Common Council 822 

• Updated references to State Uniform Dwelling Code and Electrical Code 823 
• Removal of duplicative regulations as needed 824 

 825 
Katie said staff is requesting review and discussion of this amendment.  This item will go 826 
forward for a public hearing at the January 26 Plan Commission meeting if the commission 827 
directs staff to do so. 828 
 829 
Motion by Ald. Bialecki, second by Craig, to bring to the floor for discussion consideration of an 830 
amendment to the Unified Development Code (UDC) regarding the Mobile Home District (Title 831 
13, Chapter 2, Section 8). 832 
 833 
Paul referred to a definition of a manufactured home – specifically, a reference to a certification 834 
by the Department of Housing and Urban Development – and asked if mobile homes are being 835 
grouped with modular homes that are manufactured in a factory and assembled onsite. 836 
 837 
Brea noted the draft of the ordinance was put together by legal counsel and said modifications 838 
were made following legal counsel’s first revision of it.  Brea said she believes these are 839 
statutory definitions that are cited here. 840 
 841 
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Paul noted that modular or prefabricated homes are becoming more common and said he is 842 
concerned about the definition and whether they are grouped with mobile homes. 843 
 844 
Craig said that while he believes Paul has brought up a good point, he also said he believes one 845 
of the goals was to remove any viewing of other types of housing being “arbitrary, therefore 846 
discriminatory in [the city’s] assessment of what constitutes what.”  Craig added, “I think until 847 
we clarify that, it’s a little tough to move on.” 848 
 849 
Skip noted there are both mobile and non-mobile homes in Florida.  Skip said a mobile home 850 
requires a license from the Department of Motor Vehicles.  Skip noted his son’s home was 851 
declared real estate by the State of Florida after additions were put on to his mobile home.  Skip 852 
asked if Wisconsin has any similar laws. 853 
 854 
Paul said he believes staff must go back to legal counsel and obtain a better understanding.  Paul 855 
inquired about a change in acreage from 10 acres to 15 acres, asking if there was a specific 856 
reason for doing so. 857 
 858 
Katie noted that minimum acreage is specified in other sections of the code such as PUDs and 859 
Traditional Neighborhood Development.  Katie said the change to which Paul had referred was 860 
put forth by legal counsel. 861 
 862 
Paul asked how legal counsel had arrived at 15 acres. 863 
 864 
Craig asked if this number was chosen arbitrarily, which then would make it discriminatory.  865 
Craig said he would like to know if there is a logical reason why the acreage had been changed. 866 
 867 
Paul referred to the following part of the application that reads “ask for written statements 868 
describing proposed park operations, management and maintenance, including proposed fees 869 
and charges and other requirements, which would mean rules, to be imposed on park occupants 870 
by the park operator.”  Paul asked if the city inquires about the price a retail store will charge for 871 
shirts and said he does not believe this is the city’s business.  Paul said he wants to see this 872 
deleted unless “there is a solid reason for it.” 873 
 874 
Brea said she would compare this to subdivision plats where the city asks for a copy of the 875 
covenants.  Brea said she can see this aiding the city because the city performs property 876 
maintenance inspections.  Brea said she believes this helps the city have an informed discussion 877 
with the park tenants and park management. 878 
 879 
Paul said he does not believe this argument pertains to fees. 880 
 881 
Craig said, “They’re still responsible for reasonable maintenance and upkeep under city 882 
ordinances, which is going to supersede anything that’s written in the mobile home …” 883 
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 884 
Brea said, “Unless the mobile home rules are more restrictive than the city.” 885 
 886 
Paul said he is interpreting a section of the Mobile Home District to mean that the city holds 887 
security deposits for mobile home parks. 888 
 889 
Cari said that while she does not collect any fees, Financial Services Director/Treasurer Fred 890 
Buehler collects mobile home fees on a regular basis.  Cari said she is unsure what the Finance 891 
Department’s practice is and that it will need to be clarified with the department. 892 
 893 
Motion by Ald. Bialecki, second by Craig, to refer back to staff to bring forward with the 894 
recommended changes and legal counsel review consideration of an amendment to the Unified 895 
Development Code (UDC) regarding the Mobile Home District (Title 13, Chapter 2, Section 8).  896 
This item will be referred to the Plan Commission Sub Committee for its January 19 meeting, 897 
and also perhaps for a public hearing at the January 26 Plan Commission meeting. 898 
 899 
On voice vote, motion carried. 900 
 901 
Item 10 – Consideration and approval of 2016 Plan Sub-Committee and Plan Commission 902 
Meeting Schedule 903 
 904 
Katie noted she has discussed this schedule with Cari. 905 
 906 
Motion by Craig, second by Ald. Bialecki, to approve 2016 Plan Sub-Committee and Plan 907 
Commission Meeting Schedule. 908 
 909 
On voice vote, motion carried. 910 
 911 
Item 11 – Reconsideration of request for a Conditional Use Permit to allow the operation of 912 
a child care center at 1001 Quincy Street, Onalaska, WI 54650 in a Public & Semi-Public 913 
(P-1) Zoning District, submitted by Andy LeFebre on behalf of Rivers Harvest 914 
Church/Rivers Harvest Inc., 1001 Quincy Street, Onalaska, WI 54650 (Tax Parcel #18-697-915 
0) 916 
 917 
Brea said the Common Council had referred this item back to the Plan Commission for 918 
reconsideration of a payment in lieu of taxes.  Brea noted that city staff had met earlier Tuesday 919 
with Rivers Harvest Church Pastor Andy LeFebre and said staff is requesting more time to 920 
discuss and come to an agreement on a PILOT.  Brea also noted that Pastor LeFebre has 921 
requested reconsideration of the condition that requires the fence to be 3 feet from the sidewalk.  922 
Brea noted the fence and the PILOT are separate of each other and asked that the CUP and all 923 
the conditions be tabled until the January 26 Plan Commission meeting. 924 
 925 
Reviewed 12/18/15 by Brea Grace 
 



 
Plan Commission 
of the City of Onalaska 
Tuesday, December 15, 2015 
23 

Motion by Paul, second by Ald. Bialecki, to refer to the January 26 Plan Commission meeting 926 
reconsideration of request for a Conditional Use Permit to allow the operation of a child care 927 
center at 1001 Quincy Street, Onalaska, WI 54650 in a Public & Semi-Public (P-1) Zoning 928 
District, submitted by Andy LeFebre on behalf of Rivers Harvest Church/Rivers Harvest Inc., 929 
1001 Quincy Street, Onalaska, WI 54650. 930 
 931 
On voice vote, motion carried. 932 
 933 
Item 12 – Reconsideration of request for a Conditional Use Permit (CUP) to allow the 934 
operation of a child care center at 1960 State Road 35, Onalaska, WI 54650, in a Single-935 
Family Residential (R-1) Zoning District, submitted by Sheila Schabel of Heaven’s Steps 936 
Child Care and Tim Van Eijl & Sheila Schabel on behalf of Lakeview Community 937 
Church/International Church of Foursquare Gospel, 1960 State Road 35, Onalaska, WI 938 
54650 (Tax Parcel #18-2096-60) 939 
  940 

1. Conditional Use Permit Fee of $150.00 (PAID). 941 
 942 

2. Site Plan Permit required for any alteration to the existing parking lot, building footprint 943 
or accessory structure. 944 

 945 
3. Property owner to provide a conceptual site plan designating fenced area.  Fencing to 946 

comply with standards set forth in Section 13-6-10 of the Unified Development Code 947 
prior to the November 17th Plan Commission meeting. 948 
 949 

4. No outdoor storage. 950 
 951 

5. Building inspection required prior to daycare opening.  Any code violations pertaining to 952 
life/safety issues and building weatherization to be addressed prior to daycare opening. 953 
 954 

6. Damaged directional sign for the church to be repaired, replaced or removed within 60 955 
days of Plan Commission approval.  All new signs and sign replacements will require a 956 
City Sign Permit.  Property owner to bring existing freestanding signs into compliance 957 
with the Unified Development Code Sections 13-6-21 & 13-6-26. 958 
 959 

7. Owner/developer shall pay all fees and have all plans reviewed and approved by the City 960 
prior to obtaining a building permit.  Owner/developer must have all conditions satisfied 961 
and improvements installed per approved plans prior to issuance of occupancy permits. 962 

 963 
8. All conditions run with the land and are binding upon the original developer and all heirs, 964 

successors and assigns.  The sale or transfer of all or any portion of the property does not 965 
relieve the original developer from payment of any fees imposed or from meeting any 966 
other conditions. 967 
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 968 
9. Any omissions of any conditions not listed in Plan Commission Sub-Committee Minutes 969 

shall not release the property owner/developer from abiding by the City’s Unified 970 
Development Code requirements. 971 
 972 

10. Upon failure of private existing utilities or if additional capacity is needed, hook-up to 973 
municipal utilities is required. 974 
 975 

11. Property owner to enter into an agreement in form and substance acceptable to the City 976 
regarding payment for services (PILOT). 977 

 978 
Brea said the Common Council also had referred this item back to the Plan Commission to 979 
consider a PILOT. City staff has met with a representative from the church and a representative 980 
from the daycare, and a PILOT was discussed.  Brea said the PILOT was acceptable to the 981 
church, and the church and the city would be entering into an agreement.  Brea said specific 982 
verbiage of the agreement must be crafted, and she also said city staff recommends approval of 983 
the conditions, including the recently added Condition No. 11.  Legal counsel said this condition 984 
would be appropriate if approved by the Plan Commission. 985 
 986 
Motion by Ald. Bialecki, second by Paul, to approve with the 11 conditions a request for a 987 
Conditional Use Permit (CUP) to allow the operation of a child care center at 1960 State Road 988 
35, Onalaska, WI 54650, in a Single-Family Residential (R-1) Zoning District, submitted by 989 
Sheila Schabel of Heaven’s Steps Child Care and Tim Van Eijl & Sheila Schabel on behalf of 990 
Lakeview Community Church/International Church of Foursquare Gospel, 1960 State Road 35, 991 
Onalaska, WI 54650. 992 
 993 
Ald. Bialecki asked to see the approved agreement when it has been completed. 994 
 995 
On voice vote, motion carried. 996 
 997 
Adjournment 998 
 999 
Motion by Ald. Bialecki, second by Craig, to adjourn at 8:45 p.m. 1000 
 1001 
On voice vote, motion carried. 1002 
 1003 
 1004 
Recorded by: 1005 
 1006 
Kirk Bey 1007 
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