


CITY OF ONALASKA 
 

STAFF REPORT 
   Plan Commission – July 28, 2015 
  

 

Agenda Item: Public Hearing and Consideration of a Conditional Use Permit request. 

 

Applicant: Travis Becknell ,  New Hope Fellowship  

426 2
n d

 Avenue South, Onalaska, WI 54650  

 

Parcel Numbers: 18-41-1 & 18-41-2 

 

Site Location: 420 & 426 2nd Avenue South, Onalaska, WI 54650 

 

Existing Zoning:  Neighborhood Business (B-1) District  

 

Background:   

The properties in question are currently owned by Eleven-11, LLC.  According to the property owner, 

the sale of buildings to New Hope Fellowship at 420 & 426 2
nd

 Avenue North is pending upon issuance 

of a Conditional Use Permit. The subject properties are located within Tax Increment Financing (TIF) 

District #4 and if the property owners week tax exemption status it would have a negative financial 

impact on the TIF District. 

 

New Hope Fellowship has requested a Conditional Use Permit (CUP) for both properties to allow the 

operation of a church and other uses including services, outreaches, counseling, meeting needs, and 

providing community benefits.   

 

Standards for Review: 

The following decision criteria were used to review the submitted conditional use: 
 

1. Compatibility.   The properties are located on the northwest corner of the intersection of 2
nd

 

Avenue South (State Highway 35) and Fern Street and is zoned Neighborhood Business (B-1).   

The zoning of land within 250 feet of the proposed site includes both neighborhood business and 

community business districts.  The uses within 500 feet along the same street of the proposed site 

include restaurants, personal service, professional service, light manufacturing (signs), retail 

businesses and residential. 
 

2. Consistency with Comprehensive Plan.  The Comprehensive Plan identifies this area as 

Downtown Mixed Use District.  This district is intended to encompass the City’s mixed-use 

central business district and is intended to remain a compact pedestrian-oriented area with a mix 

of neighborhood and recreation-oriented commercial uses, small professional offices and 

services, institutional, residential, civic, and park and open space uses. 
 

3. Importance of Services to the Community.  According to the Comprehensive Plan, a Land Use 

Objective of the City states, “promoting compatible infill development (infill development occurs 

on land that is under-developed or vacant lots in development areas) throughout the City…” 

This is a redevelopment project located in Downtown Mixed Use District.  According to the 

applicant, the benefits of New Hope Church include counseling, recovery programs, and helping 

people in need to become productive members of the community.  They also draw potential 

customers each week into Onalaska where they have the opportunity to interact with local 

businesses. 
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4. Neighborhood Protections.  According to New Hope Church, they are vigilant in their efforts to 

provide a safe, secure and welcoming environment to those in and around the premises.  New 

Hope Fellowship operates during off-peak hours from surrounding businesses lessening the 

burden of traffic. 

 

Parking required for rested use shall be established by agreement with adjacent property owners 

to avoid future conflicts. 
 

5. Conformance with Other Requirements of City/State Ordinances/Statutes:   N/A. 
 

Action Requested: Please see the attached memo.  City staff recommend that the Plan Commission 

proceed with the public hearing on July 28
th

, then take no action except to table the requested 

conditional use permit.   

 

As a public hearing will be held at the Plan Commission meeting, testimony from the public should be 

listened to and considered during the decision-making process for the conditional use permit. 
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Agenda Item 4:   
 
Public Hearing and consideration of Conditional Use Permit request to allow a 
Church as a Conditional Use in the Neighborhood Business (B-1) Zoning District 
at 420 & 426 2n d Avenue South fi led by Travis Becknell of New Hope Fellowship, 
426 2n d Avenue South, Onalaska, WI 54650, (Tax Parcels #18-41-1 & 18-41-2). 
 

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

 
2. No outdoor storage of articles, goods, materials, finished or semi-finished products or like 

equipment shall be permitted unless such items are completely screened by city-approved 
fencing or structural enclosures.  
 

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

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

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

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

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

REQUEST FOR ACTION & POSSIBLE CONSIDERATION BY 
PLAN COMMISSION: 
 

July 28, 2015 
  
 
 
 

07/28/2015 Plan Commission Packet, Page  3



CITY OF ONALASKA 
 

PLANNING/ZONING DEPARTMENT          415 MAIN STREET 
PH:  (608) 781-9590                                               ONALASKA, WI 54650-2953 

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

M E M O          
 
Date: 07/21/2015 
 

To:    Plan Commission Sub-Committee 
 

CC:    Plan Commission  
 

From: Brea Grace 
 

Re:   CUP Request for 420 & 426 2nd Avenue South  
 
 
Attached are a set of modified conditions which City staff recommend to the Plan Commission if the 
Plan Commission decides to support the requested conditional use permit.   
 
Pastor Travis Becknell, New Hope Fellowship Church, has requested that this item be tabled for one 
month to allow additional time for discussion of the conditions between City representatives, the 
property owners, and New Hope Fellowship representatives. 
 
As the public hearing has been publically noticed through the Onalaska-Holmen Courier Life and 
direct mailings to property owners within 250’, City staff recommend that the Plan Commission 
proceed with the public hearing on July 28th, then take no action except to table the requested 
conditional use permit.   
 
For the July 21st Plan Commission Sub-Committee, City staff recommend forwarding the requested 
conditional use permit to the Plan Commission for the purpose of holding the public hearing at the 
July 28th meeting.  The item would then return to the Plan Commission Sub-Committee on August 
18th for review and consideration. 
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CITY OF ONALASKA 
 

STAFF REPORT 
   Plan Commission – July 28, 2015 
  
 
Agenda Item: Public Hearing and Consideration of a Conditional Use Permit request 

to allow the operation of a child care center.  
 
Applicant: Mike Volden, on behalf of The Creative Child, 310 Main Street ,  

Onalaska, WI 54650. 
 
Property Owner: Dean & Dianne Dickinson Revocable Trust,  W5370 Boma Road,  

La Crosse, WI 54601 
 
Parcel Number: 18-140-0 
 
Site Location: 301 Main Street,  Onalaska, WI 
 
Existing Zoning:  Neighborhood Business (B-1) District 
 
Background: 
The Creative Child has requested a Conditional Use Permit (CUP) to allow the operation of a child care 
center in a Neighborhood Business (B-1) Zoning District.  The child care center would serve up to 
sixteen (16) children under the age of two (2) years old.  Once children turn two (2) years old, they will 
attend the existing child care center (The Creative Child) located across the street at 310 Main Street.  
The Creative Child has been in operation for 3.5 years and are licensed to care for up to 40 children 
between the ages of 6 weeks to 7 years old.  The current building at 310 Main Street has 4,800 square 
feet over two floors and the proposed structure (301 Main Street) has an additional 1,000 square feet 
available for daycare space.  Currently, The Creative Child has between 16-17 employees (part-time and 
full-time) and with the additional building would have between 19-20 employees, adding two teachers.  
The maximum shift has 10 employees at one time. There are three (3) stalls available for parent drop-off 
and eleven stalls for employees.  The new location will have an additional stall available for parking. 
The maximum number of employees working at both locations would be 11 employees, with a total of 
twelve parking spaces for employees.  The business operates Monday – Friday from 6:30AM to 5:30PM.  
The business owner will need to obtain a separate license for the additional infant care from the 
Wisconsin Department of Family Children. 
 
Commercial daycare facilities are permitted only by Conditional Use Permit per Section 13-5-15 (c) 
and pursuant to standards set forth in Sections 13-8-11.   
 
Standards for Review: 
The following decision criteria were used to review the submitted conditional use: 
 

1. Compatibility.   The property is located on the northeast corner of the intersection of Main Street 
and 3rd Avenue North and is zoned Neighborhood Business (B-1).  Section 13-5-15 (c) of the 
City’s Code of Ordinances conditionally permits children’s nurseries and/or daycare centers 
provide all principal structures and uses have at least a six (6) foot side yard setback.  The 
existing building in question has a six (6) foot side yard setback to the east, approximate five (5) 
yard setback from Main Street, a thirty-eight (38) setback to the rear, and no setback from 3rd 

Agenda Item: 
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Avenue North.  Required setbacks in the B-1 District are: none or 6 foot street yard setback if 
required; none or 6 foot side yard setback if required; and a 10 foot rear yard setback. 
The zoning of land within 250 feet of the proposed site includes both neighborhood business and 
community business districts.  The uses within 500 feet along the same street of the proposed site 
include retail, multi-family residential, service-oriented businesses, daycare, Masonic Lodge, 
personal service, and restaurants.  
 

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

3. Importance of Services to the Community.  According to the Comprehensive Plan, a Land Use 
Objective of the City states, “promoting compatible infill development (infill development occurs 
on land that is under-developed or vacant lots in development areas) throughout the City…” 
This is a redevelopment project located in Downtown Mixed Use District.  According to the 
applicant, quality childcare is necessary with two parents working and parents are already 
reserving spots for January 2016. 

 
4. Neighborhood Protections.  The Creative Child intends to have one (1) parking stall available 

on-site and the remainder of the staff that will work in this location will parking in the existing 
staff parking lot at 301 Main Street.  The intention is to construct a small fenced-in playground 
on the east side of the building.  Parents will utilize Main Street and 3rd Avenue North for a drop-
off location. 
 

5. Conformance with Other Requirements of City/State Ordinances/Statutes:   Applicant intends to 
obtain a separate license for the additional infant care from the Wisconsin Department of Family 
Children. 

 
Action Requested:  
 

If the requested Conditional Use Permit is approved by the Plan Commission, staff recommends 
including the attached conditions of approval.  As a public hearing will be held at the Plan 
Commission meeting, testimony from the public should be listened to and considered before 
deciding on the requested Conditional Use Permit application. 
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Agenda Item 5:   
 
Public Hearing and Consideration of a Conditional Use Permit request to allow the 
operation of a child care center in a Neighborhood Business (B-1) Zoning District,  at 
301 Main Street, Onalaska, WI 54650 submitted by Mike Volden of The Creative Child, 
310 Main Street, Onalaska, WI 54650, Tax Parcel #18-140-0. 

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

 
2. Site Plan Permit required for any alteration to the existing parking lot and/or building footprint or 

accessory structure. 
 

3. All signs require permits. 
 

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

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

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

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

REQUEST FOR ACTION & POSSIBLE CONSIDERATION BY 
PLAN COMMISSION: 
 

July 28, 2015 
  
 
 
 

07/28/2015 Plan Commission Packet, Page  7



CITY OF ONALASKA 
 

STAFF REPORT 
   Plan Commission – July 28, 2015 
  
 
Agenda Item: Review and Consideration of a Discontinuance/Vacation of the 

Kurt Place Right-of-Way. 
 
Property Owners: Valley View Business Park, LLP; PO Box 325, Onalaska, WI 54650 

 
Entities with an Interest in the Property: 
• Commercial Horizons, LLC; C/O Curt Mauer; 572 Sir Howard 

Circle, Kohler, WI  53044 
• North Rock Real Estate, C/O Jeffrey R. Brown, 5125 County 

Road 101, Ste. 107, Minnetonka, MN  55345 
 
Site Location: Nathan Hills Estates Plat 
 
Background: 
The property owner and the two parties with an offer to purchase the parcel adjacent to Kurt Place 
(Lots 1, 2, and 3) have expressed an interest in vacating/discontinuing Kurt Place.  The vacation of 
this right-of-way would create more taxable property, easements for utilities would be retained, and 
future access for the development of Lots 1, 2, and 3 would be off Emerald Drive East. 
 
 
Action Requested:  
Recommendation by the Plan Commission to the Common Council.  If the Plan Commission 
recommends approval, the attached conditions of approval are recommended by staff.  

Agenda Item: 
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Agenda Item 6:   
 
Review and Consideration of a Discontinuance/Vacation of the Kurt Place Right-of-
Way.  
 

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

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

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

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

REQUEST FOR ACTION & POSSIBLE CONSIDERATION BY 
PLAN COMMISSION: 
 

July 28, 2015 
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CITY OF ONALASKA 
 

STAFF REPORT 
   Plan Commission – July 28, 2015 
  
  
Agenda Item: Review & Consideration of a Cooperative Plan between the City of Onalaska and the 

Village of Holmen. 
 
  
Background:    
A draft Cooperative Plan has been developed between the City of Onalaska and the Village of 
Holmen.  Among the purposes of the proposed Cooperative Plan is the establishment of long-term 
boundaries between the City and Village in order to reduce annexation disputes and to minimize 
fragmentation and irregular boundaries (pursuant to Wis. Stats. §66.0307). 
 
The Plan Commission of the City of Onalaska and the Plan Commission of the Village of Holmen 
held a joint hearing on the proposed Cooperative Plan on Wednesday, June 24th, 2015.  Public 
testimony was taken during the public hearing portion of the joint meeting.   
 
The City of Onalaska has received written comments from one individual during the period around 
the June 24th public hearing where we were accepting written comments.  The written comment is 
enclosed. 
 
On June 30th the Village of Holmen Plan Commission unanimously recommended that the Village 
Board adopt the Cooperative Plan. 
 
 
Action Requested:  
Recommendation by the Plan Commission to the Common Council.   
 
 
 
 
Please refer to the July 21, 2015 Plan Commission Sub-Committee packet for a copy of the 
Cooperative Plan. 

Agenda Item: 
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Grace, Brea

From: George Tabbert <geotabbert@hotmail.com>
Sent: Monday, June 22, 2015 7:11 PM
To: Chilsen, Joe; Grace, Brea
Cc: Olson, Jim; Binash, Jim; Bialecki, Jim
Subject: Brice Prairie/use of an environmental buffer

I believe Brice Prairie should not be partitioned and the entire area should be part of the City of Onalaska.  The 
railroad corridor area  (behind the old Oak Grove Elementary School) should be used as a sort of 
environmental buffer between the two municipalities.  I am not sure if environmental buffer is the correct term, as 
far as urban planning goes ‐‐ but what I am referring to is something similar to the open space between the Colorado 
cities of Loveland and Fort Collins ‐‐ and there it is agricultural, prairie‐like.  It’s a visual reminder that two 
adjacent municipalities, although similar in certain ways, are also very distinct.    George 
 
Sent from Windows Mail 

From: jchilsen@cityofonalaska.com 
Sent:  Monday ,  June   22 ,  2015  11 : 41   AM 
To: George Tabbert 
 
George: 
  
Thanks. 
  

Joe 

  From: George Tabbert [mailto:geotabbert@hotmail.com]  
Sent: Monday, June 22, 2015 8:20 AM 
To: Grace, Brea; Chilsen, Joe 
Cc: Olson, Jim; Binash, Jim; Bialecki, Jim 
Subject: Cooperative agreement: Onalaska/Holmen 
  
I looked through the online proposed Cooperative Agreement between Onalaska and Holmen, including the maps. 
  
What I like:  The city eventually will have jurisdiction over what I call “Lower Brice Prairie.”  I also like the idea that 
that Rosebud Island, the Native American Cemetery, outlying islands near the Minnesota‐Wisconsin border, another 
part of Belle Island, most of Midway Railroad Prairie state natural area, and a large section of the bluff area will 
someday be within the corporate boundaries of the city. 
  
What I question:  Splitting off “Upper Brice Prairie” and recognizing that as a future growth area of the Village of 
Holmen.  As far as I can tell, only the proposed future extension of Briggs Road would be a land route between Upper 
Brice Prairie and the rest of the village.   Related to this,  I call that upper part of ZN “Swan Road.”  It seems to me 
that Asbury Cemetery would be on the Holmen side of that road.  I question what residents of Brice Prairie would 
think of splitting that geographical area altogether.  I also question what they would think of splitting it right at the 
centerline of a road.  Share this message with anyone. 
  
George Tabbert, Jr. 
1st District Resident, City of Onalaska 
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Grace, Brea

From: George Tabbert <geotabbert@hotmail.com>
Sent: Saturday, June 27, 2015 5:35 AM
To: Grace, Brea; Chilsen, Joe
Cc: Meyer, Katie
Subject: Brice Prairie & the Unification of Onalaska

I still wonder about Holmen’s over‐interest in Upper Brice Prairie.  As far as I know, the village never included that as 
part of its growth area before this.  One reason for its new interest might be the old Oak Grove Elementary School 
(now used as a community center, I believe).  If I am reading the latest maps correctly, that property is part of 
Holmen’s future growth area.  Perhaps the Holmen school district someday wants to build a new elementary school 
there ‐‐ but would hesitate to do so if the property were within the corporate boundaries of the City of Onalaska 
(despite current state laws regarding school district boundaries). 
 
Is it a matter of fire protection?  Someday, Onalaska should have at least three fire stations, one being in the 
northwestern part of the city. 
 
I believe an extension of Briggs Road is an artificial attempt to connect to territory that has no historical or cultural 
links to Holmen, other than school district ties.  By reaching for Upper Brice Prairie, Holmen is going far beyond what 
most people would consider the “Holmen area.”  From a historical standpoint alone, all of Brice Prairie ‐‐ and Lytles ‐‐
has always been considered part of Onalaska ‐‐ and should remain an important objective for the city as the 
unification of Onalaska progresses.  By attempting to partition Brice Prairie, Onalaska and Holmen may actually be 
opening the door for a future attempt at establishing a Village of Brice Prairie.  Holmen will someday be a very large 
municipality.  It has plenty of room to expand into the Town of Holland, where it has strong historical and cultural 
ties.  Holmen does not need Upper Brice Prairie. 
 
George Tabbert 
1st district resident 

 
Sent from Windows Mail 
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CITY OF ONALASKA 
 

STAFF REPORT 
   Plan Commission – July 28, 2015 
  
  
Agenda Item: Review and discussion of 2015 Comprehensive Plan Update,                    

Chapter 9 – Land Use.  
  
Background:   The Long Range Planning Committee (LRPC) is in the process of updating the 

existing 2005-2025 Comprehensive Plan into the 2015 Comprehensive Plan Update. 
 
 The committee is seeking additional feedback on the revised chapters and other City 

Committees will have opportunities to review relevant chapters in addition to the 
LRPC. 

 
 Plan Commission comments will be provided to the LRPC. 
 
 Chapters 2-8 Reviewed by Plan Commission: 

• Issues & Opportunities; 
• Housing; 
• Transportation; 
• Utilities & Community Facilities; 
• Agricultural,  Natural, and Cultural Resources; 
• Economic Development; and 
• Intergovernmental Cooperation. 

 
 All revised chapters are available on the City’s Webpage www.cityofonalaska.com 

for review and comment by the public.  Go to “Planning Department” and select 
“2015 Comprehensive Plan Update”. 

 
 Chapters Available on City Website: 

• Issues & Opportunities; 
• Housing; 
• Transportation;  
• Utilities & Community Facilities;  
• Agriculture, Natural, & Community Resources; 
• Economic Development;  
• Intergovernmental Cooperation; and  
• Land Use. 

 
 
 
Please refer to the July 21, 2015 Plan Commission Sub-Committee packet for a copy of the Land 
Use Chapter. 
 

Agenda Item: 
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