




CITY OF ONALASKA 
 

STAFF REPORT 
   Plan Commission Sub-Committee – May 19, 2015 
  
 
Agenda Item: Review & Consideration of a rezoning request. 
 
Applicant: Marianne Buchanan on behalf of Wesley & Florence Spors 

Irrevocable Trust,  W2815 Shorewood Ct, West Salem, WI 54669 
   
Parcel Numbers: Tax Parcels #18-4453-0 & 9-451-0 
 
Site Locations: 200 French Road & N4502 French Road, Onalaska, WI 54650 
 
Existing Zonings:  Single Family and/or Duplex Residential (R-2) District: 18-4453-0 
 Interim Single Family Residential (R-1): 9-451-0.  An application for annexation 

of this parcel to the City of Onalaska was approved last month by the Plan 
Commission. 

 
Neighborhood   Properties within 250 feet of the proposed rezoning includes a variety of 
Characteristics: residential dwellings including single family homes and twindos, in addition to 

an industrial storage facility and vacant land within the Nathan Hill Estates that 
allows senior-living and commercial businesses.  Within 500 feet include a 
variety of commercial businesses along the East State Road 16 Frontage Road 
and additional residential dwellings. 

  
Conformance with  The Comprehensive Plan identifies this area as Commercial/Industrial. 
Land Use Plan:  This district is intended to accommodate a wide range of businesses and 

employment uses including retail, service, lodging, office, and industrial.  It is 
important for development within these districts to be attractively designed. 

 
Background:  The applicant owns both properties under review and intends sell both lots for the 

development of a financial institution on the southern property that is currently in 
the annexation process in 2015.  

 
Action Requested: 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 
rezoning application. 
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Agenda Item 4:   
 
Review and Consideration of a rezoning request fi led by Marianne Buchanan on 
behalf of Wesley and Florence Spors Irrevocable Trust, W2815 Shorewood Ct, 
West Salem, WI 54669, from Interim Single Family Residential District (R-1) to 
Light Industrial District (M-1) for development of property located at N4502 
French Road and 200 French Road (Tax Parcels #18-4453-0 & 9-451-0). 

 
1. Rezoning Fee of $150.00 (PAID). 
 
2. Rezoning for Tax Parcel # 9-451-0 contingent upon completion of annexation. 

 
3. 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. 

 
4. Any future improvements to these parcels will be subject to additional City permits (i.e., site plan 

approvals, building permits, zoning approvals). 
 

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 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 SUB-COMMITTEE: 
 

May 19, 2015 
  
 
 
 













CITY OF ONALASKA 
 

STAFF REPORT 
   Plan Commission Sub-Committee – May 19, 2015 
  
 
Agenda Item: Consideration of an Ordinance to Amend the Unified Development Code, Section 13-

6-6 regarding Telecommunication Structures and Towers. 
 
Background:   The 2013 state biennial budget bill (2013 Wisconsin Act 20) included significant 
changes to State Statutes limiting local regulation of communication towers (cellular and broadcast).  
This includes the following that municipalities cannot: 

- Limit cell phone towers to certain zoning districts. 

- Require a minimum setback to a residential district. 

- Impose a setback or fall zone requirement that is different from a requirement that is imposed 
on other types of commercial structures. 

- Disapprove an application based on an assessment by the political subdivision of the 
suitability of other locations for conducting the activity. 

- Require monopole design. 

- Limit the height of a cell phone tower to under 200-feet. 

- Require stealth towers / stealth applications. 

- Disapprove an application based solely on aesthetic concerns. 

- Disapprove an application based solely on the height of the tower or on whether the structure 
requires lighting. 

- Limit the duration of any permit that is granted. 

- Prohibit placement of emergency power systems. 

- Require that a call phone tower be placed on property owned by the political subdivision. 

- Impose environmental testing, sampling or monitoring requirements, or other compliance 
measures for radio frequency emissions. 

- Enact an ordinance related to radio frequency signal strength or the adequacy of mobile 
service quality. 

- Require an applicant to construct a distributed antenna system instead of either constructing a 
new tower or using collocation. 

- Consider a project to be a substantial modification if the project adds more than 20-feet to the 
height of a tower that is not more than 200-feet tall but the greater height is necessary to 
avoid interference with an existing antenna. 

- Consider a project to be a substantial modification if the project adds 20-feet or more to the 
diameter of the tower but the greater diameter is necessary to shelter the antenna from 
inclement weather or to connect the antenna to the existing structure by cable. 

But, the City can charge a higher fee and require a bond. 

 

Agenda Item: 
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Another change is the requirement that the municipal decision on an application has to be made 
within 45-days or 90-days, depending on the type proposal (e.g. Class 1 Collocation or Class 2 
Collocation). 
 
The City’s Unified Development Code (UDC) will need to change so our municipal code is 
consistent with State Statutes.  Changes are needed in two sections:  Section 13-6-6 pertaining to 
Accessory Structures: Telecommunication Structures and Towers and Section 13-5-14 pertaining to 
Conditional Use Permit standards.  A public hearing is scheduled for the May 26th Plan Commission 
for review of Section 13-6-6.  A public hearing will be scheduled next month to review changes to 
Section 13-5-14 and the proposed Ordinance No. 1500-2015. 
 
Ordinance No. 1499-2015 would replace and recreate the existing Section 13-6-6.  Attached is a 
copy of proposed ordinance language to conform to state requirements regarding telecommunication 
towers, as well as the existing ordinance language. 

 
Requested Action: 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 
text amendment application. 
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ORDINANCE NO.  1499-2015 
 
 

AN ORDINANCE TO AMEND TITLE 13 CHAPTER 6 OF THE CITY OF ONALASKA CODE OF ORDINANCES 
RELATED TO TELECOMMUNICATION STRUCTURES AND TOWERS 

 
THE COMMON COUNCIL OF THE CITY OF ONALASKA DOES HEREBY ORDAIN AS FOLLOWS: 

 SECTION I.  Section 6 of Chapter 6 of Title 13 of the Code of Ordinances of the City of 

Onalaska related to Telecommunication Structures and Towers is hereby deleted in its 

entirety and replaced as follows:  

 
Sec. 13-6-6 Telecommunication Structures and Towers. 

1. Mobile Service Support Structures and Facilities  
(a) Purpose. The purpose of this ordinance is to regulate by conditional 

use permit (1) the siting and construction of any new mobile service 
support structure and facilities; (2) with regard to class 1 collocation, 
the substantial modification of an existing support structure and 
mobile services facilities; and (3) with regard to a class 2 collocation, 
collocation on an existing support structure which does not require 
the substantial modification of an existing support structure and 
mobile services facilities. It is the intent of the City of Onalaska to 
regulate Mobile Service Support Structures and Facilities as 
permitted by Wisconsin State Statutes Chapter 66.04040. 

(b) Authority. The City of Onalaska has the specific authority under Wis. 
Stat. §66.0404. 

(c) Definitions. The definitions contained in sec. 66.0404(1) Wis. Stats. 
are hereby adopted and incorporated by reference. 

(d) Exemptions. The following shall be exempt from the requirement to 
obtain a conditional use permit, unless otherwise noted: 
(1) The use of all receive-only television antenna and satellite 

dishes. 
(2) Amateur Radio and/or Receive-Only Antennas. This ordinance 

shall not govern the installation of any antenna that is owned 
and/or operated by a federally licensed amateur radio operator 
and is used for amateur radio purposes or is used exclusively 
for receive only purposes.   

(3) Mobile services providing public information coverage of news 
events of a temporary or emergency nature.  

(e) Siting and Construction of any New Mobile Services Support 
Structure and Facilities or the Substantial Modification of an 
Existing Support Structure and Mobile Service Facilities (Class 1 
Collocation).  
(1) Conditional Use Permit Required. A conditional use permit is 

required for the siting and construction of a new mobile 
services support structure and facility and/or substantial 
modification of an existing support structure and mobile service 
facilities (Class 1 Collocation) and is subject to the conditions 
set forth in this ordinance as well as any applicable site plan 
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review and permitting and building and electrical permitting 
under City Ordinances 15-1-2 and 15-1-73.  

(2) Applications for Conditional Use Permit. Applications for a 
conditional use permit shall be provided by the Land Use and 
Development Director. Applications shall be completed and 
filed with the Land Use and Development Director and shall 
include the following information.  

i. Name and business address and contact information for 
the applicant, for the property owner and for the owner 
of the structure.  

ii. Map detailing location of the proposed or affected 
support structure 

iii. Map detailing location of the proposed mobile service 
facility and areas within 1,000 feet of such facility. 

iv. Applicant shall provide the total number of collocation 
positions designated and proposed positions to be 
occupied. 

v. Applicant to obtain a report prepared by an engineer 
licensed by the State of Wisconsin certifying the 
structural design of the tower and its ability to 
accommodate additional antennas. 

vi. If the application substantially modifies an existing 
support structure, a construction plan which describes 
the proposed modification to the support structure and 
the equipment and network components, including 
antennas, transmitters, receivers, base stations, power 
supplies, cabling and related equipment associated with 
the proposed modifications, as well as a visual analysis, 
photo simulation or graphic illustration showing what 
the proposed mobile service facility and support 
structure will look like in its surroundings. 

vii. If the application is to construct a new mobile service 
support structure, a construction plan which describes a 
proposed mobile service support structure and 
equipment network components, including antennas 
transmitters, receivers, base stations, power supplies, 
cabling and related equipment to be placed on or around 
the new mobile services support structure.  

viii. If the application is to construct a new mobile service 
support structure, a detailed explanation as to why the 
applicant chose the proposed location and why applicant 
did not choose collocation, including a sworn statement 
from the individual who has responsibility over the 
placement of the mobile services functionality, coverage 
and capacity; is technically unfeasible or is economically 
burdensome to the mobile services provider. 

ix. If an applicant submits an application for a permit to 
engage in an activity described in this ordinance, which 
contains all of the information required under i. through 
vi. above, the Land Use and Development Director shall 
consider the application complete. If the Land Use and 
Development Director does not believe the application is 
complete, applicant shall be notified in writing within 



{01732872.DOCX} 

ten (10) days of receiving the application, that the 
application is not complete and outlining the required 
information needed to complete the application. An 
applicant may resubmit an application as often as 
necessary until it is complete. 

x. The fee  for a Conditional Use Permit for a Class 1 
Collocation shall be $3,000.00.  

(3) Referral to Plan Commission. After an application is 
complete as determined by the Land Use and Development 
Director, the matter shall be referred to the City of Onalaska 
Plan Commission for review.  
i. Within ninety (90) days of its receipt of a complete 

application, the Plan Commission and Land Use & 
Development Director shall complete all of the following 
or the applicant may consider the application approved, 
except that the applicant and the City may agree in 
writing to an extension of the 90 day period: 

i. Review the application to determine if it complies 
with all applicable aspects of the political 
subdivision’s building code and subject to the 
limitations in this section and the zoning ordinance.  

ii. Make a final decision whether to approve or 
disapprove the application.  

iii. Notify the applicant in writing of its final decision. 
iv. If the decision is to disapprove the application, 

include with the written notification substantial 
evidence which supports the decision.  

ii. The Plan Commission may deny an application if an 
applicant refuses to evaluate the feasibility of collocation 
within the applicant’s search ring and provide the sworn 
statement described in 13-6-6(d)(2)(vi) above.  

iii. An applicant must provide the Plan Commission with 
proof that the support structure complies with district 
setbacks established in 13-1-15(2)(4) or with an 
engineering certification showing that a mobile service 
support structure, or an existing structure is designed to 
collapse within a smaller area than the setback or fall 
zone area required in13-1-15(2)(4) including snow and 
ice fall areas, then the zoning ordinance does not apply 
to such a structure unless the Plan Commission or 
Zoning Department provides the applicant with 
substantial evidence that the engineering certification is 
flawed. 

(4) Limitations. Conditional Use Permits for siting and 
construction of any new mobile service support structure and 
facilities and land use permits for Class 1 Collocations shall 
only be granted provided the following conditions exist: 

i. If the location of the proposed mobile services support 
structure or mobile service facility is on leased land, the 
lease agreement does not preclude the lessee from 
entering into leases on the site with other provider(s) 
and there is no other lease provision operating as a bar 
to collocation of other providers.  
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ii. The applicant has obtained Federal Communications 
Commission (FCC) license numbers and registration 
numbers if applicable. 

iii. The applicant and/or agent have copies of Findings of No 
Significant Impacts (FONSI) statement from the Federal 
Communications Commission (FCC) or Environmental 
Assessment or Environmental Impact Study (EIS) if 
applicable. 

iv. The applicant and/or agent have copies of the 
determination of “no hazard” from the Federal Aviation 
Administration (FAA) including any aeronautical study 
determination or other findings, if applicable.  

v. The applicant and/or agent have plans indicating 
security measures (i.e. access, fencing, lighting etc.) 

vi. For new mobile service support structures, the applicant 
has obtained a report prepared by an engineer licensed 
by the State of Wisconsin certifying the structural design 
of the tower and its ability to accommodate additional 
antennas and submits a map identifying the fall zone of 
the mobile service facility, including ice and snow fall 
zones 

vii. The applicant and/or agent have proof of liability 
coverage.  

viii. The applicant and/or agent have copies of an Affidavit of 
Notification indicating that all operators and owners of 
airports located within five (5) miles of the proposed site 
have been notified via certified mail and the applicant 
has complied with any airport overlay zoning districts.  

ix. The facility of collocation is designed to promote site 
sharing, such that space is reasonably available to 
collocators and such that telecommunication towers and 
necessary appurtenances, including but not limited to 
parking areas, access road, and utilities are shared by 
site users whenever possible.  

  (f)    Class 2 Collocation. 
(1)    Conditional Use Permit Required. A conditional use permit is 

required for collocation on an existing support structure and 
mobile service facilities (Class 2 Collocation) and is subject to all 
of the conditions for a Class 1 Collocation as well as those 
conditions listed below. 

(2) Applications for Conditional Use Permit. Applications for a 
conditional use permit shall be provided by the Land Use and 
Development Director. Applications shall be completed and 
filed with the Land Use and Development Director and shall 
include the following information.  

i. The name and business address of and the contact 
individual for the applicant, for the property owner, and for 
the owner of the proposed mobile service facility and for 
the existing support structure. 

ii. A map detailing the location of the proposed or affected 
support structure. 

iii. A map detailing the location of the proposed mobile service 
facility and areas within 1,000 feet of said facility. 
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  (3)   A Class 2 Collocation is subject to the same requirements for 
the issuance of building and electrical permits to which any 
other type of commercial development or land use 
development is subject including sections 15-1-2 and 15-1-73 
of the City Ordinances.   

(4)    The fee for a Conditional Use Permit for a Class 2 Collocation 
shall be $500.00 per s. 66.0404(4)(d).  

(5) If an applicant submits to the Land Use and Development 
Director an application for a Conditional Use Permit to engage 
in an activity described in this ordinance, which contains all of 
the information required under this ordinance, the Land Use 
and Development Director shall consider the application 
complete. If any of the required information is not in the 
application, the Land Use and Development Director shall 
notify the applicant in writing, within 5 days of receiving the 
application, that the application is not complete. The written 
notification shall specify in detail the required information that 
was incomplete. An applicant may resubmit an application as 
often as necessary until it is complete.  

(6) Within 45 days of its receipt of a complete application, the Plan 
Commission and Land Use and Development Director shall 
complete all of the following or the applicant may consider the 
application  complete, except that the applicant and City may 
agree in writing to an extension of the 45 day period. 

 i. Make a final decision whether to approve or disapprove 
the application.  

ii. Notify the applicant, in writing, of its final decision. 
iii. If the application is approved, issue the applicant the 

relevant conditional use permit. 
iv.  If the decision is to disapprove the application, include 

with the written notification substantial evidence which 
supports the decision.  

(g) Information Report. The purpose of the report under this section is 
to provide the City with accurate and current information 
concerning the telecommunications facility owners and providers 
who offer or provide telecommunications services within the county 
or that own  or operate telecommunications facilities within the 
county, to assist the City in enforcement of this subsection and to 
assist the City in monitoring compliance with local, state and federal 
laws. 
(1) Information Report. All telecommunications tower owners of 

any new telecommunications tower shall submit to the Land 
Use and Development Director a Telecommunications Facility 
Information Report (the “Report”) within 45 days of the 
following events: 

 i. Following conditional use permit approval; 
 ii. Receipt of a written request from the City of Onalaska 

Land Use and Development Director; or   
 iii. Any change in occupancy of the tower. 

The Report shall include the tower owner name(s), 
address(es), phone number(s), contact person(s)and proof of 
bond as security for removal. The tower owner shall supply the 
tower height and current occupancy, if applicable, the number 
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of collocation positions designated, occupied or vacant. This 
information shall be submitted on the City form provided and 
designed for such use and shall become evidence of 
compliance.  

(h)  Removal/Security for Removal. It is the express policy of the City 
of Onalaska and this ordinance that telecommunications towers be 
removed once they are no longer in use and are not a functional part 
of providing telecommunications service, and that it is the 
telecommunications provider’s responsibility to remove such 
telecommunications towers and restore sites to original conditions 
or conditions approved by the City of Onalaska Land Use and 
Development Director or designee. Restoration shall include 
removal of any subsurface structure or foundation, including 
concrete, used to support the telecommunications tower down to 5 
feet below the surface. After a telecommunications tower is no 
longer in operation, the provider shall have 180 days to effect 
removal and restoration unless weather prohibits such efforts and 
an extension is granted by the Land Use and Development Director 
as requested by the telecommunications provider. Permittee shall 
record a document with the La Crosse County Register of Deeds 
showing the existence of any subsurface structure remaining below 
grade. Such recording shall accurately set forth the location and 
describe the remaining structure. The owner of any 
telecommunications tower shall provide to the City of Onalaska, 
prior to the issuance of the conditional use permit, a performance 
bond in an amount based on a written estimate of a qualified 
remover of said types of structures or Twenty Thousand Dollars 
($20,000) whichever is less, to guarantee that the 
telecommunications tower will be removed when no longer in 
operation. The City of Onalaska will be named as obligee in the bond 
and must approve the bonding company. The City may require an 
increase in the bond amount after five (5) year intervals to reflect 
increases in the Consumer Price Index. The provider shall supply 
any increased bond within a reasonably time, not exceeding sixty 
(60) days from the City’s request. A permittee may substitute a 
letter of credit in the amount set forth above or in the alterative, a 
permittee with several sites in the City may submit a master bond to 
cover all of said sites. A master bond or a letter of credit, may in the 
City’s discretion, be in an amount sufficient to secure removal from 
one site if the master bond or letter of credit provides for 
replenishing any amount use as the master bond or letter of credit 
covers any other site in the City.  

(i) Structural Design and Environmental Standards.  
(1) Mobile Service Support Structure, Antenna and Facilities 

Requirements. All mobile service facilities and mobile service 
support structures except exempt facilities as defined in 
subsection (d), shall be designed to reduce the negative impact 
on the surrounding environment by implementing the 
measures set forth below. 

i. Mobile services support structures shall be construed 
of metal or other nonflammable material, unless 
specifically permitted by the City to be otherwise.  



{01732872.DOCX} 

ii. Satellite dish and parabolic antennas shall be situated 
as close to the ground as possible to reduce visual 
impact without compromising their functions. 

iii. Equipment compounds shall be constructed of non-
reflective materials (visible exterior surfaces only). 
Equipment compounds shall be designed to blend with 
existing architecture in the area or shall be screened 
from sight by mature landscaping, and shall be located 
or designed to minimize their visibility. 

iv. Mobile services facilities, support structures and 
antennas shall be designed and constructed in 
accordance with the State of Wisconsin Uniform 
Building Code, National Electrical Code, Uniform 
Plumbing Code, Uniform Mechanical Code, and Uniform 
Fire Code, City of Onalaska Building Code, Electronic 
Industries Association (EIA), American National Steel 
Institute Standards (ANSI), and American National 
Standards Institute (ANSI) in effect at their time of 
manufacture. Mobile service facilities and support 
structures shall not interfere with or obstruct existing 
or proposed public safety, fire protection or 
Supervisory Controlled Automatic Data Acquisition 
(SCADA) operation telecommunication facilities. Any 
actual interference and/or obstruction shall be 
corrected by the applicant at no cost to the City.  

(2)  Site Development. A parcel intended for the location of new 
mobile service facilities, mobile service support structures, and 
equipment compounds shall be located so as to permit 
expansion for mobile service facilities to serve all potential 
collocators. 

(3) Vegetation Protection and Facility Screening. 
i. Except exempt facilities as defined in subsection (d), all 

mobile service facilities shall be installed in a manner 
as to minimize disturbance to existing native vegetation 
and shall include suitable mature landscaping to screen 
the facility, when required by the Plan Commission or 
Land Use and Development Director. All impacted 
vegetation (trees, shrubs, etc.) shall be replaced on site 
on a one-for-one basis. For purposes of this section 
“mature landscaping” shall mean trees, shrubs or other 
vegetation of a minimum initial height of five (5) feet 
that will provide the appropriate level of visual 
screening immediately upon installation. 

ii. Upon project completion, the owner(s)/operator(s) of 
the facility shall be responsible for maintenance and 
replacement of all required landscaping as long as a 
telecommunication facility is maintained on the site. 

(4) Fire Prevention. All mobile services facilities shall be 
designed and operated in accordance with all applicable codes 
regarding fire protection. 

(5) Noise and Traffic. All mobile service facilities shall be 
constructed and operated in such a manner as to minimize the 
amount of disruption caused to nearby properties. To that end 
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the following measures shall be implemented for all mobile 
services facilities, except exempt facilities as defined in 
subsection (d): 

i. Noise producing construction activities shall take place 
only on weekdays (Monday through Saturday, non-
holidays) between the hours of 7:00 a.m.. and 7:00 p.m. 
except in times of emergency repair, and 

ii. Backup generators, if present, shall be operated only 
during power outages and for testing and maintenance 
purposes.  

(6) Separation Requirements. Mobile service support structures 
shall be separated by a minimum of 2,640 feet, except that: 

i. Two (2) mobile service support structures may be 
permitted to be located within 100 feet of each other 
subject to approval by the City of Onalaska Plan 
Commission. 

ii. Camouflaged mobile service support structures are 
exempt from the separation between mobile service 
support structures requirement listed above.   

 (j) Abandonment. Any antenna, mobile service facility or mobile 
services support structure that is not operated for a continuous 
period of twelve (12) months shall be considered abandoned. Upon 
application, the City of Onalaska Land Use and Development 
Director may extend the time limit to abandon once for an additional 
six (6) month period. Such extension shall be based on the finding 
that the owner or permit holder is actively seeking tenants for the 
site. After the expiration of the time periods established above, the 
following shall apply: 

 (1) The owner of such antenna, mobile service facility or mobile 
services support structure shall remove said antenna, mobile 
service facility or mobile service support structure, including 
all supporting equipment, building(s) and foundations to the 
depth as otherwise herein required within ninety (90) days of 
receipt of notice from the Land Use and Development Director 
notifying the owner of such abandonment. If removal to the 
satisfaction of the Land Use and Development Director does 
not occur within said ninety (90) days, the City of Onalaska 
Land Use and Development Director may order removal 
utilizing the established bond as provided above and salvage 
said antenna, mobile services facility or mobile service support 
structure, including all supporting equipment and building(s). 
If there are two or more users of a single mobile services 
support structure, this provision shall not become effective 
until all operations of the mobile service support structure 
cease. If a bond has not been previously established or is not 
current, the City may perform the work and assess the owner 
or permit holder of the mobile services support structure. 

 (2) The recipient of a conditional use permit allowing a mobile 
service support structure and facility under this section, or the 
current owner or operator, shall notify the Land Use and 
Development Director within 45 days of the date when the 
mobile services facility is no longer in operation.  
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(h) Severability. If any of provision of this ordinance or its application 
to any person or circumstance is held invalid according to Wisconsin 
State Statutes §66.0404,the invalidity does not affect other 
provisions or applications of this ordinance that can be given effect 
without the invalid provision or application and to this end the 
provisions of this ordinance are severable.  

(i) Penalty Provisions. Any person, partnership, corporation or other 
legal entity that fails to comply with the provisions of this ordinance 
shall, upon conviction, pay a forfeiture of not less than $100.00 nor 
more than $500.00, plus the applicable surcharges, assessments and 
costs for each violation and/or revocation of the conditional use 
permit. Each day a violation exists or continues constitutes a 
separate offense under this ordinance.  

2. Radio Broadcast Services and Other Telecommunication Facilities and 
Structures. 

(a)  Purpose. The purpose of this ordinance is to regulate by 
conditional use permit the siting and construction of any new Radio 
Broadcast Services facilities or other non-mobile service 
telecommunication facilities. Radio Broadcast Services Facilities are 
defined as facilities for the regular provision of a commercial or 
noncommercial service involving the transmission, emission or 
reception of radio waves for the transmission of sound or images in 
which the transmissions are intended for direct reception by the 
general public including antennas and antenna support structures. 
Other Tower/Telecommunication Structures shall include any 
ground or roof mounted pole, spire, structure or combination 
thereof taller than fifteen (15) feet, including supporting lines, 
cables, wires, and masts, intended primarily for the purpose of 
mounting an antenna, meteorological device or similar apparatus 
above grade.  

  (b) Application. 
(1)    Conditional Use Permit Required. A conditional use permit is 

required for: 
i.  The modification of a pre-existing facility or structure if 

the modification is inconsistent with the original zoning 
permit, 

ii. The construction of any new radio broadcast service 
facility or structure or other telecommunication facility or 
structure.  

(2) Application. The Land Use and Development Director will 
provide a conditional use permit application upon request. An 
applicant’s form will be processed upon completion and 
submittal of the Application to the Land Use and Development 
Director. The Application must contain the following 
information: 

i. The name and business address of the applicant, along 
with the name of a contact person. The name and 
contact of the property owner if different from 
applicant.   

ii. The location and type of the proposed facility and 
structure. 
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iii. A construction plan describing the existing or proposed 
facility structure and the equipment and network 
components, including antennas, base stations, cabling, 
power supplies, receivers, transmitters and related 
equipment to be placed on or around the new facility 
and structure.  

iv. Proof of consent from the property owner, if different 
from applicant (a copy of the lease will suffice).  

v. A report from a qualified and licensed professional 
which includes: 

a. Tower height and design including a cross section 
and elevation; 

b. The height above grade for all potential mounting 
positions for co-located antennas and the minimum 
separation distances between antennas; 

c. Tower capacity, including the number and type of 
antennas that it can accommodate; 

d. Steps that applicants will take to avoid interference 
with established public safety telecommunications; 

e. Engineers stamp and registration number. 
  vi. A Radio Broadcast Service Facility or Other 

Telecommunication Structure is subject to the same 
requirements for the issuance of building and electrical 
permits to which any other type of commercial 
development or land use development is subject 
including sections 15-1-2 and 15-1-73 of the City 
Ordinances except that the fee for a Conditional Use 
Permit for  a radio broad cast facility or other 
telecommunication structure and facility shall be 
$500.00.  

 If an applicant submits to the Land Use and Development 
Director an application for a Conditional Use Permit to engage 
in an activity described in this ordinance, which contains all of 
the information required under this ordinance, the Plan 
Commission shall consider the application complete. If any of 
the required information is not in the application, the Land Use 
and Development Director shall notify the applicant in writing 
within 5 days of receiving the application, that the application 
is not complete. The written notification shall specify in detail 
the required information that was incomplete. An applicant 
may resubmit an application as often as necessary until it is 
complete.  

(3) Review. Within 45 days of its receipt of a complete application, 
the Plan Commission shall complete all of the following or the 
applicant may consider the application  complete, except that 
the applicant and City may agree in writing to an extension of 
the 45 day period. 

 i. Make a final decision whether to approve or disapprove 
the application.  

ii. Notify the applicant, in writing, of its final decision. 
iii. If the application is approved, issue the applicant the 

relevant conditional use permit. 
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iv.  If the decision is to disapprove the application, include 
with the written notification substantial evidence which 
supports the decision.  

 The Plan Commission shall review the application to 
determine if it complies with all applicable aspects of the City’s 
zoning ordinances, subject to the limitations in Wis. Stat. 
§66.0404. 

(c) Requirements. All of the conditions set forth above for a Class 2 
Collocation shall remain for a Radio Broadcast Service Structure or 
Facility and Other Telecommunication Structures. Additionally, the 
following additional requirements shall be required in the interest 
of public safety: 

 i. Lighting. Towers and antennas shall not be illuminated by 
artificial means and shall not display strobe lights unless such 
lighting is specifically required by the Federal Aviation 
Administration or other federal or state authority for a 
particular tower. When incorporated into the approved design 
of the tower or antenna, light figures used to illuminate ball 
fields, parking lots or similar areas may be allowed with 
approval from the Plan Commission.  

 ii. Signs and Advertising. The use of any portion of a tower for 
signs other than warning or equipment information signs is 
prohibited. 

 iii. Antennas Mounted on Roofs, Walls and Existing Towers. 
The placement of telecommunication antennas on roofs, walls 
and existing towers may be approved by the Plan Commission 
provided the antennas meet the requirements of this Code, 
after submittal for a Conditional Use Permit and a report 
prepared by a qualified engineer indicating the existing 
structure or tower’s suitability to accept the antenna, and the 
proposed method of affixing the antenna to the structure. 
Complete details of all fixtures and couplings and the precise 
point of attachment shall be indicated.  

 iv. Interference with Public Safety Telecommunications. No 
new or existing telecommunications service shall interfere 
with public safety telecommunications. All applications for 
new service shall be accompanied by an intermodulation 
study, which provides a technical evaluation of existing and 
proposed transmissions and indicates all potential 
interference problems.  

 
 (d) Abandonment. Any antenna, radio broadcast or telecommunication 

support structure that is not operated for a continuous period of 
twelve (12) months shall be considered abandoned. Upon 
application, the City of Onalaska Land Use and Development 
Director may extend the time limit to abandon once for an additional 
six (6) month period as requested by the property owner. Such 
extension shall be based on the finding that the owner or permit 
holder is actively seeking tenants for the site. After the expiration of 
the time periods established above, the following shall apply: 

 (1) The owner of such antenna, radio broadcast or 
telecommunication facility or radio broadcast or 
telecommunication support structure shall remove said 
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antenna, facility or service support structure, including all 
supporting equipment, building(s) and foundations to the 
depth as otherwise herein required within ninety (90) days of 
receipt of notice from the Land Use and Development Director 
notifying the owner of such abandonment. If removal to the 
satisfaction of the Land Use and Development Director does 
not occur within said ninety (90) days, the City of Onalaska 
Land Use and Development Director may order removal 
utilizing the established bond as provided above and salvage 
said antenna, facility or support structure, including all 
supporting equipment and building(s). If there are two or 
more users of a single services support structure, this 
provision shall not become effective until all operations of the 
support structure cease. If a bond has not been previously 
established or is not current, the City may perform the work 
and assess the owner or permit holder of the mobile services 
support structure. 

 (2) The recipient of a conditional use permit allowing a mobile 
service support structure and facility under this section, or the 
current owner or operator, shall notify the Land Use and 
Development Director within 45 days of the date when the 
mobile services facility is no longer in operation.  

(d) Severability. If any of provision of this ordinance or its application 
to any person or circumstance is held invalid according to Wisconsin 
State Statutes §66.0404, the invalidity does not affect other 
provisions or applications of this ordinance that can be given effect 
without the invalid provision or application and to this end the 
provisions of this ordinance are severable.  

(e) Penalty Provisions. Any person, partnership, corporation or other 
legal entity that fails to comply with the provisions of this ordinance 
shall, upon conviction, pay a forfeiture of not less than $100.00 nor 
more than $500.00 and/or revocation of the conditional use permit, 
plus the applicable surcharges, assessments and costs for each 
violation. Each day a violation exists or continues constitutes a 
separate offense under this ordinance.  

 

 SECTION II.  This Ordinance shall take effect and be in force from and after its passage and prior to 

publication although it will be published in due course.  

Dated this ____ day of ________________, 2015. 
 CITY OF ONALASKA 
 
 
 By:  
 Joe Chilsen, Mayor 
 
  
 By:  
       Caroline Burmaster, Clerk 
PASSED: 
APPROVED: 
PUBLISHED: 
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ORDINANCE NO.  1500-2015 
 
 

AN ORDINANCE TO AMEND TITLE 13 CHAPTER 5 OF THE CITY OF ONALASKA CODE 
OF ORDINANCES RELATED TO PUBLIC AND SEMIPUBLIC CONDITIONAL USES 

 
THE COMMON COUNCIL OF THE CITY OF ONALASKA DOES HEREBY ORDAIN AS 

FOLLOWS: 

 SECTION I.  Subsection (c) of Section 14 of Chapter 5 of Title 13 of the Code of 

Ordinances of the City of Onalaska related to Public and Semipublic Conditional Uses is 

hereby deleted in its entirety and replaced as follows: 

 (c) Utilities in all districts, provided all principal structures and uses are not less 

that forty (40) feet from any residential district lot line.  

 SECTION II.  This Ordinance shall take effect and be in force from and after its 

passage and prior to publication although it will be published in due course.  

Dated this ____ day of ________________, 2015. 
 CITY OF ONALASKA 
 
 
 By:  
 Joe Chilsen, Mayor 
 
  
 By:  
       Caroline Burmaster, Clerk 
PASSED: 
APPROVED: 
PUBLISHED: 
 

 

 
 



Updated February 2015 

Conditional Uses 

13-5-13 
 

deteriorate the nature of the surrounding neighborhood. Establishments 

otherwise qualifying under this Section regulating bed and breakfast 

establishments shall not be subject to the requirements of this Zoning Code 

with respect to signs. 

(h) Termination of Permit. A Bed and Breakfast Use Permit shall be void upon 

the sale or transfer of the property ownership. The Plan Commission shall 

review and conditionally approve or disapprove an application submitted by 

a person anticipating the purchase of premises for such use. A permit issued 

in accordance with Subsection (c) above shall be valid until terminated by 

action of the Land Use and Development Director for violation of the 

provisions of this Section, or of State of Wisconsin regulations as set forth in 

Chapter HSS 195 or Chapter HSS 197, Wis. Adm. Code, or as above 

provided. 

 

 

Sec. 13-5-14  Public and Semipublic Conditional Uses. 
  

 The following public and semipublic conditional uses shall be conditional uses 

and may be permitted as specified: 

(a) Airports, airstrips and landing fields in the M-1, M-2 and M-3 Industrial 

Districts, A-1 Agricultural District, F-2 Regional Floodplain District, and P-1 

Public and Semipublic District, provided the site area is not less than twenty 

(20) acres. 

(b) Governmental and cultural uses, such as fire and police stations, community 

centers, libraries, public emergency shelters and museums, in all residential 

and business districts, M-1, M-2 and M-3 Industrial Districts and P-1 Public 

and Semipublic District. 

(c) Utilities in all districts, provided all principal structures and uses are not less 

than forty (40) feet from any residential district lot line. Telecommunications 

structures and towers are permitted only in the B-1, B-2, B-3, M-1, M-2, and 

M-3 Districts and must be a minimum of one thousand (1,000) feet from a 

Residential District. 

(d) Public passenger transportation terminals, such as heliports, bus and rail 

depots, except airports, airstrips and landing fields, in all business districts 

and the M-1, M-2 and M-3 Industrial Districts, provided all principal 

structures and uses are not less than one hundred (100) feet from any 

Residential District boundary. 

(e) Public, parochial and private elementary and secondary schools and churches 

in the R-1, R-2-3 and R-4 Residential Districts and P-1 Public and 

Semipublic District, provided the lot area is not less than two (2) acres and 

all principal structures and uses are not less than forty (40) feet from any lot 

line. 

(f) Colleges; universities; hospitals; sanitariums, religious, charitable, penal and 

correctional institutions; cemeteries and crematories in the A-1 Agricultural 

District and P-1 Public and Semipublic District, provided all principal 

structures and uses are not less than forty (40) feet from any lot line. 

(g) Parking lots may be permitted as a conditional use. 
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CITY OF ONALASKA 
 

STAFF REPORT 
   Plan Commission Sub-Committee – May 19, 2015 
  
 
Agenda Item: Review & Consideration of a rezoning request. 
 
Applicant: Keith Heinze on behalf of Luther High School, 1501 Wilson Street,  

Onalaska, WI 54650 
   
Parcel Numbers: 18-41-1 & 18-41-2 
 
Site Location: Luther High School, 1501 Wilson Street,  Onalaska, WI 54650 
 
Existing Zoning:  Single Family and/or Duplex Residential (R-2) District  
 
Neighborhood   Properties within 250 feet of the properties in question includes a variety of 
Characteristics: residential dwellings including, single family homes, twindos/duplexes, and 

apartment buildings, in addition to two commercial uses (retail and financial 
services). 

  
Conformance with  The Comprehensive Plan identifies this area as Institutional. 
Land Use Plan:  This district is intended to accommodate civic, institutional, and related uses 

including schools and churches, etc. It is important for public and institutional 
developments within this district to set a high stand for architecture and site 
design for the community. 

 
Background:  The applicant owns both properties under review, in addition to the main school 

property at 1501 Wilson Street.  The school building and athletic fields are 
located on three parcels with two different zoning designations.  The applicant 
intends to merge all three parcels into a single parcel to allow for future 
development to Luther High School.  Staff recommends that prior to merging the 
parcels all properties be of the same zoning designation.   

 
Action Requested: 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 
rezoning application. 

 
 

Agenda Item: 
 

# 6 
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Agenda Item 6:   
 
Review and Consideration of a rezoning request fi led by Keith Heinze on behalf of 
Luther High School, 1501 Wilson Street, Onalaska, WI 54650, from Single Family 
and/or Duplex Residential District (R-2) to Public and Semi-Public District (P-1) 
for the purpose of merging three (3) parcels into one (1) parcel for property 
located at 1501 Wilson Street (Tax Parcels #18-1023-1 & 18-1037-0). 

 
1. Rezoning Fee of $150.00 (PAID). 

 
2. Exterior storage is prohibited. 

 
3. Any future improvements to these parcels will be subject to additional City permits (i.e., site plan 

approvals, building permits, zoning approvals). 
 

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 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 SUB-COMMITTEE: 
 

May 19, 2015 
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CITY OF ONALASKA 
 

STAFF REPORT 
   Plan Commission Sub-Committee – May 19, 2015 
  
 
Agenda Item: Consideration of a Planned Unit Development (PUD) request. 
 
Applicant: Dale Brott, Clint Meyer, and Alexis Meyer, CADC Investments LLC, 700 Angel 

Court, Holmen, WI 54636 
 
Property Owner: Life Estate of Paul L Nelson, Life Estate of Janet S. Nelson, Debra J Thompson, 

Lynnaus L Gilbertson 
 
Parcel Number: 18-4509-1 
 
Site Location: 2137 Sand Lake Road, Onalaska, WI 
 
Existing Zoning:  Single Family Residential (R-1) District 
 
Conformance with The Comprehensive Plan classifies this property as “Mixed Density Residential  
Comprehensive Plan: District” which is intended to accommodate primarily single-family and 

duplex/two-flat residential development.  A limited higher density residential 
development may also be permitted in appropriate locations along the periphery 
of the district.  The proposed PUD is for a property located on the periphery as 
Sand Lake Road is a geographical boundary between Parks & Open Space and 
Mixed Density Residential Districts.   

 
Background: 
This Planned Unit Development (PUD) request pertains to allowing the construction of multiple multi-
family residential buildings in three phases of construction with the following capacity.  Phase #1 
includes an apartment building with 44 units.  Phase 2 includes a second apartment building with 44 
units.  Phases #1 and #2 would have a total of 24 one-bedroom units and 68 two-bedroom units.  Phase 
#3 encompasses 11 townhomes which would be attached in a set of 3 buildings.  Each townhome unit 
would have two bedrooms and be built “on-slab” with attached 2-car garages. 
 
The applicant intends to construct Phase #1 in 2015-2016 and Phases #2 and #3 in 2017-2018, with final 
occupancy of the townhomes in December 2018. 
 
Planned Unit Development (PUD)  
A Planned Unit Development may be used as a custom zoning district for any land use or combination of 
land uses.  The proposed PUD is proposed as an overlay zoning district on a 5.31-acre parcel on which 
the applicants currently have an offer to purchase.   
 
The following chart identifies where the PUD proposed to deviate from the standards established by the 
Unified Development Code. 

Agenda Item: 
 

# 7 
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Unified Development Code Requirement 
 

Applicant Proposal 

1) Parking Space Allotment 
• 2 parking stalls 

per dwelling unit 
• 2 stalls * 103 units  

 
= 206 parking stalls 

• 1 parking stall per  
   1-bedroom unit 
• 2 parking stalls per  

2-bedroom unit 

• 24 stalls for 1-bedrooms 
• 136 stalls for 2-bedrooms 
=160 parking stalls for 
apartment units. 
• 22 stalls for 2-bedroom 

townhomes 
=182 parking stalls for 
entire development 

2) Building Height 
• Maximum Building Height = 40 feet • Apartment Building Heights = 51 feet  

3) Maximum Number of Buildings on a Parcel 
• 1 Principal Building per Parcel • The 2 apartment buildings proposed as Phases #1 & 

#2 would be on one parcel. 
• The townhomes of Phase #3 would be a one separate 

parcel that includes 3 standalone structures, each 
with multiple units. 

4) Building Setback 
• Setback from Street Yards: 

Minimum 25 feet 
Maximum 40 feet 

• Setback from Street Yards: 
Building #2: 78 feet (average) 
Building #3: 47 feet (average) 

 
Standards for Review: 
The following decision criteria are used to review the Planned Unit Developments as defined in Section 
13-3-5 of the Unified Development Code.  Staff comments on each criterion are bulleted. 
 

(a) Permitted Uses.  
• Proposed uses include multi-family housing developed with apartments and townhomes.  

Other permitted uses shall be consistent with the Unified Development Ordinance. 
(b) Conditional Uses:  

• None Proposed.  Shall be consistent with the Unified Development Ordinance. 
(c) Proposed Density: 

(1) Effect on adjacent properties: 
• Properties west of the proposed PUD include single-family dwellings and vacant land 

zoned for single-family dwellings. 
• Properties south of the proposed PUD include single-family dwellings and a cluster of 

five (5) structures that contain attached townhomes (multi-family). 
(2) Adequacy of public & private services/infrastructure: 

• Development plans for one ingress/egress onto Sand Lake Road.  Water and sewer are 
available adjacent to the site. 

(3) Overall design 
(4) Scale and massing of structures 
(5) Building elevations and setbacks 
(6) Landscaping, screening and buffering 
(7) Open space provision and design 
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(8) Retention of natural, cultural, and historic resources 
(d) PUD Perimeter:  PUD to be designed to compliment existing uses 
(e) Lot Area: Consideration of proposed design & layout  
(f) Setbacks: Setbacks may vary in PUD’s provided the developer has demonstrated that the 

proposed design & layout meets the provisions of the Unified Development Code. 
(g) Building Height:  Building height may vary provided the developer has demonstrated that the 

proposed building meets the provisions of the Unified Development Code. 
(h) Environmental Design: PUD to be designed to preserve existing vegetation & topography where 

practical. 
(i) Common Open Space: Common open space to be functional, improve appearance & aesthetics, 

is accessible and adds to/connects to an existing open space system. 
(j) Architecture: Developer to incorporate architectural planning and implementation provisions for 

controlling the architecture by protective covenants or other similar method. 
(k) Parking: Parking rations may vary. 
(l) Streets, Utilities, Drainage: Publically dedicated infrastructure to meet City standards. 
(m) Traffic Calming & Good Street Design: to be considered in PUD design. 
(n) Circulation/Access: Site to be designed to promote a grid network of streets, minimize dead ends 

and cul-de-sacs.  PUD’s to include provisions for pedestrians, bicycles and transit. 
(o) Landscaping: PUD master landscape plan to include street trees, screening, parking lot 

landscaping & the preservation of mature, health hardwood trees where applicable. 
(p) Signage: Master signage plan to be included in PUD.  Minimize number of freestanding signs.

  
 

Action Requested:  
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 PUD application. 
 
 
Attachments 

- Map of existing premise. 
- Proposed architectural site layout and building elevations for the two 44-unit buildings. 
- Draft grading plan.  (A revised plan is expected and will be submitted to the Plan 

Commission when available.) 
- The pictures in the packet represent similarly designed facilities previously constructed by the 

applicants. 
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Agenda Item 7:   
 
Review and Consideration of a Planned Unit Development (PUD) application f iled by 
CADC Investments LLV on behalf  of Paul L. Nelson, 700 Angel Court Holmen, WI 
54636, for the purpose of developing a multi-family development on the property 
located at 2137 Sand Lake Road (Tax Parcel #18-4509-1).  

 
1. PUD Application Fee of $700.00 (PAID). 

 
2. Park Fee of Park fee of $922.21 (per unit) due prior to issuance of building permit. 

 
3. Topography Map fee of $10.00 (per acre). 

 
4. Payment of 1998 Special Assessments:  $8,399.52 for water and $14,349.18 for sanitary sewer. 

 
5. Final Implementation Plan to be submitted for review and approval prior to any development activities. 

 
6. Owner/developer to provide a development schedule indicating construction commencement and 

completion, project phases, the dedication of public improvements, and administration of covenants. 
 

7. FEMA Letter of Map Revision (LOMR) must be submitted to the City Engineer prior to any grading 
work. 
 

8. Owner/developer to submit a master grading and stormwater plan to be approved by the City 
Engineer. 
 

9. Owner/developer to submit a master utility plan for utility improvements for each development phase 
to be approved by the City Engineer. 
 

10. Owner/developer to submit final, colored renderings of architectural elevations with details and 
materials to be approved by the Planning Department. 
 

11. Owner/developer to submit a master open space place with provision for maintenance to be approved 
by the Planning Department. 
 

12. Owner/developer to submit a master landscaping plan to be approved by the Planning Department. 
 

13. Obtain a survey from a qualified archeologist as this site is located in the Sand Lake Archaeological 
District.  Final report to be submitted to the City prior to any earthwork.   

 
14. Driveway access to Sand Lake Road to be approved by La Crosse County.   

 
15. Owner/developer to install sidewalk to City standards along full length of Sand Lake Road. 

 
16. Site’s location in B3 Airport Overlay Zoning District requires completion of the Land Use Permit. 

 

REQUEST FOR ACTION & POSSIBLE CONSIDERATION BY 
PLAN COMMISSION SUB-COMMITTEE: 
 

May 19, 2015  
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17. Any future improvements to these parcels will be subject to additional City permits (i.e., site plan 
approvals, building permits, zoning approvals).  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. 

 
18. 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. 
 

19. 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. 



























































CITY OF ONALASKA 
 

STAFF REPORT 
   Plan Commission Sub-Committee – May 19, 2015 
  
  
Agenda Item: Consideration of a Planned Unit Development Amendment for 

Walnut Grove Subdivision. 
 
Applicant: Jeff Moorhouse of Paragon Associates on behalf of I & B of Hudson, 

LLC, 422 Callaway Boulevard, La Crosse, WI 54601 
 
Property Owner: I & B of Hudson, LLC, 422 Callaway Boulevard, La Crosse, WI 

54601 
 
Parcel Number: 18-6307-0 
 
Site Location: Intersection of Summers Day Lane and Walnut Place 
 
Existing Zoning:  Single Family Residential (R-1) and Planned Unit Development (PUD)  

Zoning Districts 
 
Background: 
This request is to review the proposed changes to the Walnut Grove Subdivision Planned Unit 
Development (PUD) to subdivide Lot 2 into two (2) buildable lots.   
 
PUD History: 

• Approval of Final Implementation Plan for Subdivision PUD in January 2007. 
• Approval of PUD Amendment to waive maximum front yard setbacks and proposed lot 

density from thirty (30) lots to seven (7) lots November 2009. 
• Approval of Revised Preliminary Plat (Replat) for lot configuration, lot access, and cul-de-

sac redesign approved in September 2012. 
• Approval of Non-Substantial Alteration to PUD in October 2012 to be consistent with replat 

reconfiguration approved by Plan Commission in September 2012. 
• Approval of Final Plat for Walnut Grove Addition in November 2012. 
• Staff approval of a “Minor Modification” of Walnut Grove PUD in October 2014 to adjust 

the boundaries of Lot 7 through a Certified Survey Map. 
 
Enclosed please find: 

• Approved Walnut Grove PUD Final Plat approved in November 2012. 
• Approved Walnut Grove PUD Drainage Plan approved in November 2012. 
• Proposed Walnut Grove PUD Lot Layout Plan with setbacks (for proposed lot split). 
• Proposed Walnut Grove PUD Grading/Erosion Control/Utilities (for proposed lot split). 

 
Action Requested: 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 PUD Amendment application. 

Agenda Item: 
 

# 8 
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Agenda Item 8:   
 
Review and Consideration of a Planned Unit Development (PUD) Amendment application filed by 
Paragon Associates on behalf of I & B of Hudson, LLC, 422 Callaway Boulevard, La Crosse, WI 
54603, for the purpose of subdividing Walnut Grove Lot 2 into two (2) buildable lots on the 
property located at 1005 Summers Day Lane (Tax Parcel #18-6307-0). 
 

 
1. Owner/developer shall abide by all conditions of Walnut Grove PUD approvals and all plat 

approvals, including but not limited to: 
 

A) All dwellings that are setback more than 50’ from the public right of way must have the 
following fire protection: 

i) Driveway no steeper than 10% grade 
ii) Driveway width 18’ minimum 
iii) Driveway must be designed to accommodate fire truck loading 
iv) Structure must be maximum 400 ‘ laying distance to the nearest fire hydrant 

If any of these conditions are not met alternate fire protection measures must be taken (i.e. 
sprinkler in the building) and approved by Engineering and Fire Departments. 
 
B) Structures shall not be permitted on ridgelines where they are sky-lined per comprehensive 
plan recommendations. 

 
2. A copy of the amended 20’ Stormwater Easement across Lot 2 shall be provided to the City prior 

to the issuance of a Building Permit. 
 

3. Ingress/Egress and Utility Easement across Lot 3, which serves Lot 2 to be amended as needed 
for proposed reconfiguration of lots.  A copy of the amendment easement to be provided to the 
City. 
 

4. Owner/developer must notify the City prior to any utility connection to public utilities. Water and 
sanitary sewer for Lot 21 to be served from easement along South lot line. 
 

5. At the beginning of the private road, Walnut Place (which provides access to Traci’s Plat), all 
house numbers accessed off that road shall be signed or the private road shall be named as a 
private street. 
 

6. All future improvements to these parcels will be subject to additional City permits (i.e., building 
permits, zoning approvals) and additional City fees (i.e., parks fees, green fee).  Owner/developer 
must have all conditions satisfied and improvements installed per approved plans prior to 
issuance of the occupancy permit. 
 

7. 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 

REQUEST FOR ACTION & POSSIBLE CONSIDERATION BY 
PLAN COMMISSION SUB-COMMITTEE: 
 

May 19, 2015 
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relieve the original developer from payment of any fees imposed or from meeting any other 
conditions. 
 

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

 
 

























CITY OF ONALASKA 
 

STAFF REPORT 
   Plan Commission Sub-Committee – May 19, 2015 
  
 
Agenda Item: Consideration of a Conditional Use Permit request to allow the 

operation of a “brewpub”. 
 
Applicant: Steve Peters, Two Beagles Brewpub, 403 Cedar Bird Lane, Holmen, 

WI 54653. 
 
Property Owner: Dave Hegenbarth, Hegenbarth Investments, 2416 Cedar Creek Lane, Onalaska, 

WI 54650 
 
Parcel Number: 18-1276-0 
 
Site Location: 910 2n d Avenue North, Onalaska, WI 
 
Existing Zoning:  Neighborhood Business (B-1) District 
 
Background: 
Steve Peters of Two Beagles Brewpub has requested a Conditional Use Permit (CUP) to allow 
the operation of a brewpub at the previous restaurant “Seasons By the Lake”.  The intention is to re-
purpose the restaurant and install a small brewing system with a full bar and restaurant.  Enclosed is a 
letter from the applicant with a detailed description of the proposed business.  Staff finds that brew pubs 
are distinctly similar in nature to such uses that are only permitted by Conditional Use Permit per 
Section 13-1-13(d)(2) 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 application: 
 

1. Compatibility.   The restaurant is located at the intersection of 2nd Avenue North (State Highway 
35) and Spruce Street and is zoned Neighborhood Business (B-1) District.  The zoning of land 
within 250 feet of the proposed site includes neighborhood business and single family and/or 
duplex residential.  The uses within 500 feet along the same street include a gas 
station/convenience store, hotels, photography studio, chiropractic office and residential 
dwellings. 
 

2. Consistency with Comprehensive Plan.  The Comprehensive Plan identifies this area as 
Commercial.  This district is intended for business uses, including retail, restaurant, lodging, 
professional offices, banks/credit unions, and related uses.  
 

3. Importance of Services to the Community.  According to the Comprehensive Plan, a Land Use 
Objective of the City states, “”by capitalizing on opportunities for infill and redevelopment 
along the corridors.”  This project is proposed to re-purpose a closed restaurant along State 
Highway 35 – a major commercial corridor in Onalaska. A brew pub would also serve as a 
destination on the Great River Road. 
 

4. Neighborhood Protections.  The prior uses of this property were restaurants.  The applicant is 
proposing a similar use with the addition of a “small brewing system” and support equipment 
that would be stored inside the facility.  The applicant intends to coordinate with a local farmer 
to utilize spent brewing material (i.e., hops) on a daily or every other day basis.  The applicant 

Agenda Item: 
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intends to install a cooling unit that will require Site Plan Permit Approval and screening to 
lessen the impact on neighbors.  Please see the attached cover letter provided by the applicant 
that details the proposed business.   
 

5. Conformance with Other Requirements of City/State Ordinances/Statutes:   Applicant to obtain 
all required City, State, and Federal licenses as needed. 

 
Action Requested: 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 9:   
 
Review and Consideration of a Conditional Use Permit application fi led by Steve 
Peters of Two Beagles Brewpub, 403 Cedar Bird Lane, Holmen, WI 54653 to allow the 
operation of a brewpub at 910 2nd Avenue North (Tax Parcel #18-1276-0).  

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

 
2. Contingent upon Site Plan Permit Approval prior to any construction activities (including location of a 

cooling unit outside of the building), as well as necessary Building & Plumbing Permits. 
 

3. No outdoor storage. 
 

4. Applicant agrees to install odor mitigation measures as dictated by negative impacts to adjacent 
land uses as required by the Land Use & Development Director or Plan Commission. 
 

5. Compliance with City Ordinance 9-2 including but not limited to obtaining a Discharge Permit.  
 

6. Removal of spent grain and other byproducts from the premise in a timely manner as determined 
by the Land Use & Development Director. 
 

7. CUP to be re-reviewed by the Plan Commission prior to on-site business expansions (i.e., 
packaging operations) and at the time of any significant expansions in quantities brewed (either 
as a singular expansion or a cumulative effect).   
 

8. 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. 

 
9. 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. 
 

10. Any omissions of any conditions not listed in the 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 SUB-COMMITTEE: 
 

May 19, 2015  
  
 
 
 



Two Beagles Brewpub 

Executive Summary 

 

Two Beagles Brewpub is currently under lease negotiations for the former Seasons by the Lake 

restaurant located at 910 2nd Ave in Onalaska.  The location is currently zoned as B-1 but it appears that 

this zoning will not be sufficient to run a brewpub. 

As part of the brewpub concept, Two Beagles Brewpub will operate a microbrewery and restaurant.  The 

primary draw will be the brewery and craft beers with the restaurant being a secondary draw.  The 

brewery will start operation with six handcrafted beers with plans to expand to 12 beers within two 

years.  There will be year round beer offerings, these anchor brews will be a Kolsch style beer, an amber 

ale, an IPA and a brown ale.  The other two brews will be a rotating seasonal selection such as a 

pumpkin ale in the fall, barrel aged stout in the winter months, etc.  The restaurant will consist of a 

relatively simple kitchen with sandwiches and pizza as the primary staples.  The menu will vary 

seasonally with the focus being on fresh foods, local to the area and an artisanal, simple menu. 

Primary owners of Twin Beagles Brewing Company, LLC, dba Two Beagles Brewpub are Steve and 

Christie Peters.  Steve has over 10 years of commercial brewing experience and 15 years overall.  He 

started homebrewing in the mid 1990’s and turned this into a career in the early 2000’s when he landed 

a job with City Brewing Company in LaCrosse, WI.  Christie Peters has over 20 years of management and 

professional HR experience and is currently employed as a VP of HR at Duratech in LaCrosse, WI.  

Christie started her career managing a Taco Bell restaurant in LaCrosse and has since worked in banking, 

medical and now screen printing industries.   

The current business plan for Two Beagles is very conservative and targets 500 barrels of beer sold in 

year one.  The brewhouse is sized at 7.5 barrels per brew (232 gallons) with tanks sized accordingly.  The 

brewing operation consists of a malt mill, brewing kettle heated by a steam boiler, combination mash 

lauter vessel, cold water chiller to cool the wort on the way to the fermenters (four each) and six serving 

tanks. The fermenters and serving tanks will be cooled by a small glycol cooling system.  Spent grain will 

be hauled away within 24 hours after brewing and used as animal feed on local farms.    

The boiler will be an addition to the premises and will be housed in a room custom built for that purpose 

in the northeast corner of the building.  The malt mill will likewise be housed in its own room next to the 

boiler, ground malt will be conveyed from the mill to the mash vessel with a mechanical conveyor.  The 

glycol chiller is roughly the size of a large central air unit and will be place outside the building along the 

north east wall and piped into the building. 

Internal building modifications include the aforementioned rooms for the boiler and malt mill.  In 

addition, the actual brewing equipment and tanks will be on display behind a glass wall in the large 

banquet room in the northeast corner of the building.  This room will be converted to primarily contain 

the brewing operation and display it to the public.  There will be a trench drain cut into the floor of this 

room for drainage.  Also, prior to the modifications completed by the current owner, there were two 

large double doors into this banquet room, one of which was walled in.  This door will be opened back 

up to more properly display the equipment. 



The last major modification of the premises will be to convert the small private banquet room behind 

the bar to a serving tank room.  Serving tanks are finished beer tanks which will feed the taps in the bar 

area.  This room will have windows installed so the public can see the tanks when they walk into the 

restaurant. 

Brewing typically produces odors just as any food operation does.  Typically there is an exhaust stack 

from the brewkettle piped outside the facility.  This is also the plan for Two Beagles.  Brewing would 

only be completed during daylight hours and typically would only happen three times per week.  If the 

pleasing odor of a brewing operation starts to cause complaints there are methods to mitigate this prior 

to exhaust to the outside. 

Finished beer will be sold in tasting flights, as pints and in growlers (large, half gallon jugs filled at the 

time of purchase).   

Staffing will consist of one Brewmaster/owner, a chef (to be hired later), four additional full time 

employees and six part time employees.  This staff will support the annual sales volumes noted above.  

More staff will be added as necessary to support increased sales in future years with subsequent profit 

growth. 

As the business expands future considerations will need to include packaging operations including sales 

of kegs, bottles and/or cans.  This site is limited in space, though, so these operations would need to 

occur in a separate location so should not be considered at this time. 











CITY OF ONALASKA 
 

STAFF REPORT 
   Plan Commission Sub-Committee – May 19, 2015 
  
 
Agenda Item: Consideration of a substantial alteration determination for the 

Nathan Hill Estates Subdivision Planned Unit Development 
(PUD) for 402-412, 422-432, and 442-452 Coronado Circle (Lots 
3 and 4 of Certified Survey Map 1601242). 

 
Applicant: Chris Meyer of Dream Builders of Wisconsin LLC, 1589 Medary 

Lane, Onalaska, WI 54650 on behalf of Brian Miller of Nathan 
Estates LLC 

 
Property Owner: Brian Miller, Nathan Estates LLC, 1820 Tahoe Place, Onalaska, WI 

54650 
 
Parcel Numbers: 18-5955-4 and 18-5955-5 
 
Address(es): 402-412, 422-432, and 442-452 Coronado Circle (Lots 3 & 4) 
 
Site Location: Coronado Circle off of Timbercrest Drive East in Nathan Hills 
 
Existing Zoning:  Single Family Residential (R-1) and Planned Unit Development (PUD)  

Zoning Districts 
 
Background: 
This request is to review and determine whether the proposed changes to the Nathan Hills Estates 
Subdivision Planned Unit Development (PUD) constitute a substantial alteration.   
 
The substantial alteration determination is for Lots 3 and 4 of Certified Survey Map 1601242,  the 
remaining parcels on the outer ring of “Coronado Circle”.  The applicant proposes one (1) 
modification to the PUD: 
 

1) Allow the construction of attached decks to the rear of the six-unit structures in place of 
approved concrete patios.  

 
The proposed change would decrease the required 30-foot rear yard setback. 
 
Enclosed please find: 

• Approved site plan layout (9-18-2014). 
• PUD Modification Request (4-15-2015). 

 
Action Requested: The applicant is requesting approval of the proposed changes. The Plan 
Commission should first determine if the change is substantial or non-substantial.  If determined that 
the change is non-substantial, the requested modification may be approved or denied by the Plan 
Commission.  If determined that the change is substantial, a public hearing will be scheduled for a 
subsequent Plan Commission, where Plan Commission review and determination would also occur. 

Agenda Item: 
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Agenda Item 10:   
 
Consideration of a substantial alteration determination for the Nathan Hill  Estates 
Subdivision Planned Unit Development (PUD) for 402-412, 422-432, and 442-452 
Coronado Circle (Lots 3 and 4 of Certi fied Survey Map 1601242), submitted by 
Chris Meyer of Dream Builders of Wisconsin LLC, 1589 Medary Lane, Onalaska, WI 
54650 on behalf of Brian Miller of Nathan Estates LLC (Tax Parcels # 18-5955-4 & 
18-5955-5).  
 

1. Obtain site plan approval for the proposed modifications to the principle structures.  
 

2. Accessory structures for residential properties are allowed up a maximum area of twenty (20) percent of 
rear yards.  Proposed deck square footages (109 SF/deck) to be included as part of the allotted twenty (20) 
percent calculation.  If proposed decks are not constructed, the full twenty (20%) area for accessory 
structure square footage may be utilized. 
 

a. Building #1 (Units 402-412) has approximately 5,850 square feet in the rear yard allowing a 
maximum total of 1,170 square feet for accessory structures.  Six (6) decks at 109 SF/deck amount 
to 654 square feet.  Approximately 516 square feet remain for future accessory structures on this 
lot. 
 

b. Building #2 (Unit 422-432) has approximately 7,650 square feet in the rear yard allowing a 
maximum total of 1,530 square feet for accessory structures.  Six (6) decks at 109 SF/deck amount 
to 654 square feet.  Approximately 876 square feet remain for future accessory structures on this 
lot. 
 

c. Building #3 (Unit 442-452) has approximately 10,805 square feet in the rear yard allowing a 
maximum total of 2,161 square feet for accessory structures.  Six (6) decks at 109 SF/deck amount 
to 654 square feet.  Approximately 1,507 square feet remain for future accessory structures on this 
lot. 

 
3. Applicant shall abide by all requirements and conditions of previous Drainage and Stormwater Plan 

approvals and with previous subdivision and plat approvals for Nathan Hills Estates. 
 

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

5. The addition of decks will restrict future accessory structures.  
 

6. Owner/developer must 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 the occupancy permit. 
 

7. 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. 
 

8. Any omissions of any conditions not listed in the 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 SUB-COMMITTEE: 
 

May 19, 2015 
  
 
 
 













CITY OF ONALASKA 
 

STAFF REPORT 
   Plan Commission Sub-Committee – May 19, 2015 
  
 
Agenda Item: Consideration of a Certified Survey Map (CSM) for the purpose of 

subdividing Lots 3 & 4 of Certified Survey Map 1601242 into three (3) 
buildable lots on Coronado Circle in the Nathan Hills Estates Planned Unit 
Development  

 
Applicant: John Schmitz of Point Surveying on behalf of Brian Miller of Nathan Estates 

LLC, 121 West Franklin Street, Sparta, WI 54656 
 
Property Owner: Brian Miller of Nathan Estates LLC, 121 West Franklin Street, Sparta, WI 

54656 
 
Parcel Number: 18-5955-4 & 18-5955-5 
 
Site Location: 402-412, 422-432, and 442-452 Coronado Circle (Lots 3 & 4)  
 
Existing Zoning:  Single Family Residential (R-1) and Planned Unit Development (PUD)  

Zoning Districts. 
 
Neighborhood  The zoning of land within 250 feet of the proposed site includes Single Family 
Characteristics: Residential with a Planned Unit Development (PUD) Overlay that allows 

multi-family dwellings. 
 
Conformance with  The Comprehensive Plan’s Future Land Use Plan designates this area as 
Comprehensive           Conservation/Cluster Residential District.  This district is intended to  
Land Use Plan:            accommodate primarily low density single family development on clustered  
                                    compact lots with common open space and outside of environmentally  
                                    sensitive areas. 
 
Background:  The applicant is requesting approval to subdivide two existing parcels into 

three parcels, as was proposed and approved through the PUD amendment in 
2014.  One of the two parcels has a townhome under construction.  A second 
and third townhome are planned for the near future. 

 

Action Requested: The applicant seeking approval of the Certified Survey Map.   

Agenda Item: 
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Agenda Item 11:   
 
Consideration of a Certified Survey Map (CSM) submitted by John Schmitz of Point 
Surveying on behalf of Brian Miller of Nathan Estates LLC, 121 West Franklin Street, 
Sparta, WI 54656 for the purpose of subdividing Lots 3 & 4 of Certified Survey Map 
1601242 into three (3) buildable lots on Coronado Circle in the Nathan Hills Estates 
Planned Unit Development (Tax Parcels # 18-5955-4 & 18-5955-5). 
 

1. CSM Fee of $40.00 + $10.00 per lot x 3 lots = $70.00 due before final approval of CSM by the 
City. 

 
2. Recorded copy of Final CSM to be submitted to City Engineering Department. 

 
3. New lot pins required.  Intermediate lot stakes required for all lots over 150’ in depth. 

 
4. Any future improvements to these parcels will be subject to additional City permits (i.e., site plan 

approvals, building permits, zoning approvals) and additional City fees (i.e., parks fees, green 
fee). 
 

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 shall not release the property owner/developer from 

abiding by the City’s Unified Development Ordinance requirements. 
 
 

 
 
 

REQUEST FOR ACTION & POSSIBLE CONSIDERATION BY 
PLAN COMMISSION SUB-COMMITTEE: 
 

May 19, 2015 
  
 
 
 











CITY OF ONALASKA 
 

STAFF REPORT 
   Plan Commission Sub-Committee – May 19, 2015 
  
 
Agenda Item: Consideration of a Certified Survey Map (CSM) containing 1.78 acres 

and 2 lots. 
 
Applicant: Jeff Moorhouse, Paragon Associates on behalf of I & B of 

Hudson, LLC, 422 Callaway Boulevard, La Crosse, WI 54601 
 
Property Owner: I & B of Hudson, LLC, 422 Callaway Boulevard, La Crosse, WI 

54601 
 
Parcel Number: 18-6307-0 
 
Site Location: Intersection of Summers Day Lane and Walnut Place in the Walnut Grove 

Subdivision 
 
Existing Zoning:  Single Family Residential (R-1) and Planned Unit Development (PUD)  

Zoning Districts. 
 
Neighborhood  The zoning of land within 250 feet of the proposed site includes Single Family 
Characteristics: Residential, Multi-Family Residential, Public & Semi-Public and  

Planned Unit Developments. 
 
Conformance with  The Comprehensive Plan’s Future Land Use Plan designates this area as 
Comprehensive           Conservation/Cluster Residential District.  This district is intended to 
Land Use Plan: accommodate primarily single family development on clustered compact lots 

with common open space, outside of environmentally sensitive areas.   
 
Background:  The applicant is requesting approval to divide Lot 2 of the existing Plat into 

two (2) lots and to construct a single family dwelling on each lot.  Lot 2 is 
currently vacant.  

 

Action Requested: The applicant seeking approval of the Certified Survey Map.   

Agenda Item: 
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Agenda Item 12:   
 
Consideration of a Certified Survey Map (CSM) submitted by Jeff Moorhouse of Paragon 
Associates on behalf of I & B of Hudson, LLC, 422 Callaway Boulevard, La Crosse, WI 54603, 
for the purpose of subdividing Walnut Grove Lot 2 into two (2) buildable lots on the property 
located at 1005 Summers Day Lane (Tax Parcel #18-6307-0). 
 

1. CSM Fee of $40.00 + $10.00 per lot x 2 lots = $60.00 due before final approval of CSM by the 
City.  (PAID) 

 
2. Park Fee of $922.21 per residential unit x 2 = $1,844.42.  Park fee to be paid prior to issuance of 

a building permit. 
 

3. Recorded copy of Final CSM to be submitted to City Engineering Department. 
 

4. New lot pins required.  Intermediate lot stakes required for all lots over 150’ in depth. 
 

5. Verification of square footages of existing and new lots. 
 

6. A copy of the amended 20’ Stormwater Easement across Lot 2 shall be provided to the City prior 
to the issuance of a Building Permit. 

 
7. Any future improvements to these parcels will be subject to additional City permits (i.e., site plan 

approvals, building permits, zoning approvals) and additional City fees (i.e., parks fees, green 
fee). 
 

8. 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. 

 
9. Any omissions of any conditions not listed 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 SUB-COMMITTEE: 
 

May 19, 2015 
  
 
 
 









CITY OF ONALASKA 
 

STAFF REPORT 
   Plan Commission Sub-Committee – May 19, 2015 
  
 
Agenda Item: Review of an amendment to Title 2 Chapter 4 of the City of Onalaska Code of 

Ordinances. (FIO) 
 
Background:   Title 2 Chapter 4 of the Code of Ordinances is the authorizing municipal ordinance for 
the Plan Commission, consistent with State Statutes.  The purpose of the amendment is to clarify the 
approval responsibilities of the Plan Commission, including site development plans (when forwarded 
by the Land Use & Development Director to the Plan Commission) and requests for Conditional Use 
Permits.  The amendment will bring this Section of the City’s Code into conformity with language 
granting these approval responsibilities in the Zoning Ordinance.   

 
Attached is a copy of existing ordinance language with proposed amendments (in red) to conform to 
state requirements regarding telecommunication towers. 
 
As this matter has been reviewed and approved for 1st and 2nd Readings by A&J on May 6th and 
Common Council on May 12th, this item is For Information Only for the Plan Commission. 

Agenda Item: 
 

#13 



Tracked Changes  
 
Sec. 2-4-5   City Plan Commission. 
 
(a) Composition.  The Pan Commission shall consist of eight (8) members as follows:  the 

Mayor, one (1) Council Member, Director of Public Works, the Park and Recreation Board 
President or Vice-President in the event of the President’s unavailability, and four (4) 
citizens.   

(b)  Appointment. 
(1) Election/Appointment of Council Member Member. At its annual meeting in April 

of each year the Common Council shall, by a two-thirds (2/3) vote of its members, 
elect one (1) of its number as member of the City Plan Commission for a period of 
one (1) year from and after the first day of May next ensuing. 

(2) Appointment and Terms of Citizen Members. The four (4) citizen members shall 
be appointed by the Mayor and confirmed by the Common Council to hold office for 
a period ending respectively one (1), two (2) and three (3) years thereafter from the 
succeeding first of May. Annually during April, members shall be appointed for a 
term of three (3) years. 

(c)  Organization of Commission. The Mayor shall serve as presiding officer. The Plan 
Commission shall organize by the election of a vice-chairman, secretary and such other 
officers as may in their judgment be necessary. 

(d) Record. The Plan Commission shall keep a written record of its proceedings to include all actions taken, 
a copy of which shall be filed with the City Clerk. Five (5) members shall constitute a 
quorum but all actions shall require the affirmative approval of a majority of all of the 
members of the Commission. 

(e)  Duties. 
(1) The Master Plan. 

a. The Plan Commission may make, adopt and, as necessary, amend, extend or add 
to the master plan, subject to Common Council confirmation, for the physical 
development of the City including areas outside of its boundaries which, in the 
Plan Commission's judgment, bear relation to the development of the City. 
theThe master plan, with the accompanying maps, plats and descriptive and 
explanatory matter, shall show the Commission's recommendations for such 
physical development, and may include, among other things without limitation 
because of enumeration, the general location, character and extent of streets, 
highways, freeways, street grades, roadways, walks, parking areas, public places 
and areas, parks, parkways, playgrounds, sites for public buildings and 
structures, and the general location and extent of sewers, water conduits and 
other public utilities whether privately or publicly owned, the acceptance, 
widening, narrowing, extension, relocation, removal, vacation, abandonment or 
change of use of any of the foregoing public ways, grounds, places, spaces, 
buildings, properties, utilities, routes or terminals, the general location, 
character and extent of community centers and neighborhood units, and a 
comprehensive zoning plan.  



 

{01728609.DOCX} 

b. The Plan Commission may adopt the master plan as a whole by a single resolution, or as the 
work of making the whole master plan progresses, may from time to time by resolution 
adopt a part or parts thereof, any such part to correspond generally with one or more of the 
functional subdivisions of the subject matter of the plan. The adoption of the plan or any 
part, amendment or addition, shall be by resolution carried by the affirmative votes of not 
less than a majority of all the members of the Plan Commission, subject to 
confirmation by the Common Council. The resolution shall refer expressly to 
the maps, descriptive matter, and other matters intended by the Commission 
to form the whole or any part of the plan, and the action taken shall be 
recorded on the adopted plan or part thereof by the identifying signature of 
the secretary of the Commission, and a copy of the plan or part thereof shall 
be certified to the Common Council. The purpose and effect of the adoption 
and certifying of the master plan or part thereof shall be solely to aid the Plan 
Commission and the Common Council in the performance of their duties. 

(2) Mandatory Referrals to Commission. The Common Council or officer of the 
City having final authority thereon shall refer to the Plan Commission, for its 
consideration and report before final action is taken by the Council, public body 
or officer, the following matters: the location of any statue or other memorial; 
the location, acceptance, extension, alteration, vacation, abandonment, change 
of use, sale, acquisition of land for or lease of land for any street, alley or other 
public ways (along with other appropriate City boards or commissions), park, 
playground, airport, area for parking vehicles, or other memorial or public 
grounds; the location, extension, abandonment or authorization for any public 
utility whether publicly or privately owned; all plats of lands in the City or 
within the territory over which the City is given platting jurisdiction by Chapter 
236, Wis. Stats.; the location, character and extent or acquisition, leasing or sale 
of lands for public or semi-public housing, slum clearance, relief of congestion, 
or vacation camps for children; and the amendment or repeal of any land use 
ordinance. Unless such report from the Commission is made within thirty (30) 
days, or such longer period as may be stipulated by the Common Council, the 
Council or other public body or officer may take final action without it. 

(3) (3)  Miscellaneous Powers. TheMiscellaneous Powers. The Plan Commission 
exercises final review and approval of site development plans and requests for 
conditional use permits and has the authority to make those decisions which 
the City of Onalaska Zoning Code (Title 13) has given the Plan Commission the 
authority to make, including but not limited to approval of non-substantial 
changes to Planned Unit Developments, sign approval for Roof Signs, 
extensions for the limitations to Outdoor Displays and Sales, approval of 
Temporary Sales Events and approval of Tower Lighting. The Plan Commission 
may make reports and recommendations relating to the plan and development 
of the City to public officials and agencies, public utility companies, civic, 
educational, professional and other organizations and citizens. It may 
recommend to the Common Council programs for public improvements. All 
public officials shall, upon request, furnish to the Plan Commission, within a 
reasonable time, such available information as it may require for its work. The 
Plan Commission, its members and employees, in the performance of its 



 

{01728609.DOCX} 

functions, may enter upon any land, make examinations and surveys, and place 
and maintain necessary monuments and markers thereon. In general, the Plan 
Commission shall have such powers as may be necessary to enable it to 
perform its functions and promote municipal planning in cooperation with the 
Common Council. 

(f)  Vacancies. Vacancies shall be filled by appointment for the remainder of the 
unexpired term in the same manner as appointment for the full term. 

(g)  Compensation. No compensation shall be paid for service on the Commission. Citizen 
members shall take the official oath as required by Sec. 19.01, Wis. Stats., said oath to 
be filed with the City Clerk. 



CITY OF ONALASKA 
 

STAFF REPORT 
   Plan Commission Sub-Committee – May 19, 2015 
  
  
Agenda Item: Review and discussion of 2015 Comprehensive Plan Update,                    

Chapter 8 – Intergovernmental Cooperation.  
  
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 2-7 Reviewed by Plan Commission: 

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

 
 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; and 
• Intergovernmental Cooperation. 

Agenda Item: 
 

# 14 

http://www.cityofonalaska.com/
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8.0   Intergovernmental Cooperation 
8.1 Existing Conditions 
8.2 Assessment of Future Conditions 
8.3 Growth Trends and Planning Activities in 

Adjacent Communities 
 
Intergovernmental cooperation is an important tool needed to operate in an 
efficient and cost effective manner, as well as to control and promote growth 
in an orderly fashion for the City of Onalaska, as well as the adjacent units of 
government.  
 
8.1  Existing Conditions 
Intergovernmental Plans, Agreements, and Relationships 
The City currently does not have any cooperative boundary agreements as 
defined under State Statute 66.0307. A regional master plan as defined under 
State Statute 66.0309 has been completed by the Mississippi River Regional 
Planning Commission (MRRPC). Other indirect relationships exist between 
neighboring jurisdictions, the Onalaska School District, La Crosse County, 
the MRRPC, WDNR, WisDOT, and several other State 
agencies/departments. Enhancing the relationship of the City with all 
adjoining and overlapping jurisdictions can and will advance dialogue and 
actions necessary to ready the City for future changes in land use and growth 
pressures. 

Other existing intergovernmental agreements include: 

Wis. Stats. 66.1001(2)(g) 
(g) Intergovernmental 

cooperation element. A 
compilation of objectives, 

policies, goals, maps, and 
programs for joint planning and 

decision making with other 
jurisdictions, including school 

districts and adjacent local 
governmental units, for siting and 

building public facilities and 
sharing public services. The 

element shall analyze the 
relationship of the local 

governmental unit to school 
districts and adjacent local 

governmental units, and to the 
region, the state and other 

governmental units. The element 
shall consider, to the greatest 
extent possible, the maps and 

plans of any military base or 
installation, with at least 200 

assigned military personnel or 
that contains at least 2,000 acres, 
with which the local governmental 
unit shares common territory. The 

element shall incorporate any 
plans or agreements to which the 
local governmental unit is a party 

under s. 66.0301, 66.0307 or 
66.0309. The element shall 
identify existing or potential 
conflicts between the local 

governmental unit and other 
governmental units that are 

specified in this paragraph and 
describe processes to resolve 

such conflicts. 
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Agreement 
Number 

Parties Title 

394-03 Holmen, West Salem, Bangor, Rockland,  
Town of Campbell, Town of Shelby Joint Municipal Court 

368-02 Metropolitan Planning Organization   Intermunicipal Agreement 

358-01 La Crosse County Aging Unit Community Center Lease 
359-01, 
461-05 Villages of Holmen, West Salem Shared Ride Transit Agreement 
360-01, 
414-04 Onalaska School District Rowe Park Maintenance Contract & Parking Lot 

Addition 
345-01 Winona and Houston Counties Mutual Aid Agreement 
322-00 La Crosse County Emergency Management Documentation Guidelines 

235-95 Onalaska School District Police Liaison Officer 

223-94 La Crosse County Land Conservation Cooperative Agreement-Erosion Control 

444-05 La Crosse County Landfill Siting Agreement 

456-05 & 
454-05 

City of La Crosse, Towns of Onalaska, Campbell, 
Shelby, Hamilton, Villages of Holmen, West 
Salem 

Cooperative Recycling Agreement & Recycling 
Brochure 

468-08 & 
510-07 City of La Crosse, Village of Holmen Emergency Water Supply 

474-06 La Crosse County Bear Cat Vehicle usage for emergency response. 

492-06 Mississippi Valley Conservancy Partnership Bluff Land Preservation 

533-08, 
2015 

La Crosse County, Mississippi River Regional 
Planning Comission 

Multi-Hazard Mitigation Plan 

546-09  WisWarn Mutual Aid & Assistance Agreement 

554-09 & 
538-11 Trempealeau MOU for K-9 

561-09 Town of Campbell Building Inspection Services 

570-10  Mutual Aid Box Alarm System (MABAS) Mutual Aid 

588-11 La Crosse County Library Services Agreement 

  911 System: Joint Powers Agreement 

2012, 
2014 

Town of Onalaska, Town of Medary, City of La 
Crescent, MN 

Fire Department Mutual Aid Agreement 

2014 La Crosse County 
Multi-Disciplinary Team Response to Child 
Maltreatment 
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Adjacent Jurisdictions 
The City of Onalaska is located in La Crosse County and borders the Towns 
of Onalaska and Medary. The City shares a common boundary with the City 
of La Crosse to the south. The Village of Holmen abuts the City to the north, 
while West Salem lies to the east of the City. Surface waters, including the 
Black River, the Mississippi River and Lake Onalaska, create a natural 
boundary to the west. 

The City is not currently a party to any cooperative boundary agreements. 
However, there is a stipulated boundary agreement between the City of 
Onalaska and the City of La Crosse that was approved in 1997 as it related to 
a small portion of the Town of Medary (South Kinney Coulee area) that was 
involved in annexation litigation between the two Cities.  

The City of Onalaska lies entirely within the La Crosse Sewer Service Area, 
and contracts with the City of La Crosse for all of its wastewater treatment. 
The Cities also work cooperatively to coordinate the Metropolitan Transit 
Utility as well. 

The City has been in talks with the Town of Medary and the Village of 
Holmen to consider developing and entering into possible cooperative 
boundary agreements. 

The City of Onalaska currently provides fire service to the Town of 
Onalaska. A portion of the Town is also served by the La Crosse Sewer 
Service Area. The Town of Onalaska has recently gathered a petition to 
incorporate, and plans to file with the Wisconsin Department of 
Administration. If approved, the result of the incorporation would impact the 
ability of the City of Onalaska to grow and expand into areas of the Town in 
the future. 

The Village of Holmen and the City have historically had a cooperative 
relationship. They have been working towards developing a cooperative 
boundary agreement, and in general, have worked cooperatively to provide 
utilities and services in a cost effective matter – including Shared-Ride 
Transit and a future sanitary sewer connection. 

The Village of West Salem lies to the east of Onalaska but does not share a 
border. As the Village continues to grow, as does the City, it is recognized 
that there is a possibility that they will share a common border at some point 
in the future. 

Although not adjacent, the Town of Campbell and the City of Onalaska have 
been working together cooperatively. The City of Onalaska performs 
building inspections for the Town of Campbell. 

Why Collaborate? 
- Provide a wider network of 

compatible businesses for clustering. 
- Provide a greater array of services 

available to a larger market. 
- Create traffic patterns that 

capitalize on the contributions of 
multiple communities, while retaining 
a greater number of dollars within the 

region. 
- Pool government resources to 

prevent overlapping or duplicative 
services. 

- Consolidate heavy-cost services. 
- Pool government resources to 
achieve volumes necessary to 

access deep discounts not available 
individually. 

- Share financial resources to protect 
natural resources. 

 
Source: Wisconsin Economic 

Development Institute, Inc., A Guide 
to Preparing the Economic 
Development Element of a 

Comprehensive Plan. 2003. 
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Schools 
Students in the City of Onalaska generally attend public school in the 
Onalaska School District, with some children attending the Holmen School 
District. The City’s relationship with the School District is cooperative. The 
City has been supportive of the Onalaska School District’s expansion needs 
when they have arisen, and will continue to work with both school districts 
on future needs as they arise. 

County and Regional Agencies 
The City of Onalaska is located in La Crosse County. The County has limited 
jurisdiction within the City.  

The relationship between the City of Onalaska and La Crosse County can be 
characterized as one of cooperation. Particular areas of emphasis include 
economic development, general mutual aid agreements with emergency 
services, and transportation issues. 

La Crosse County and the City of Onalaska are part of theMississippi River 
Regional Planning Commission (MRRPC). Regional planning commissions 
provide planning assistance, assist local interests in responding to state and 
federal programs, serve as a coordinating agency for programs, and provide 
other technical and advisory assistance to local governments. 

State Agencies 
WDNR and WisDOT are the primary state agencies the City of Onalaska 
must coordinate with to achieve the goals and objectives of this Plan. 

WDNR has a lead role in wildlife protection and the protection and sustained 
management of woodlands, wetlands, and other natural wildlife habitat areas. 
The activities of the WDNR are discussed further in the Agricultural, 
Natural, and Cultural Resources Element of this Plan. Additional information 
is also available on-line at www.dnr.state.wi.us. 

WisDOT is also a key player in the planning and development of 
transportation facilities in the City of Onalaska. WisDOT is responsible for 
the maintenance of Interstate 90, USH 53, and State Roads 16, 35, and 157. 
The City will continue to coordinate with WisDOT with respect to decisions 
regarding all roadways under WisDOT jurisdiction. Additional information is 
also available on-line at www.dot.state.wi.us. 

Open communication and participation in land use and transportation 
decisions, which may impact the City, is an important priority for 
intergovernmental cooperation in the future. 

Healthy collaborations: 
- Are less competitive than traditional 

decision-making. 
- Are based on joint learning and fact 

finding. 
- Feature opportunities for creative 

and systemic thinking. 
- Encourage parties to participate 

jointly in the decision-making 
process. 

- Can be ongoing processes that 
accept new players. 

- Structure participant interaction to 
encourage constructive dialogue, 

discussion and deliberation. 
- Accommodate mutual gain 

negotiation. 
- Address matters of procedure and 
relationships as well as substance. 

- Allocate implementation 
responsibility across as many parties 

in the process as the situation 
warrants.” 

 
Source: Daniels and Walker, Oregon 

State University. 

http://www.dnr.state.wi.us/
http://www.dot.state.wi.us/
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Onalaska Armory  
The Onalaska Armory, located at 910 Oak Forest Drive, is home to the 
Wisconsin National Guard’s Company A, 32nd Brigade Special Troops 
Battalion and U.S. Army Reserve units. The Armory recently went through a 
$3 million remodel in 2013. 

 

United States Fish and Wildlife Conservation Office 
The US Fish and Wildlife office runs an office as N5727 County Road Z.  
The visitor center provides opportunity to learn about the refuge that they 
maintain, go through interactive exhibits about the diverse wildlife and 
habitats. This area also has a river walk, miles of paved and gravel trails 
traversing through prairie lands. 

United States Geological Survey – Upper Midwest Environmental 
Sciences Center (UMESC) 
This facility conducts applied research to solve natural resource management 
projeblems. Their office is located at 2630 Fanta Reed Road. A primary 
target of their work includes monitoring the Mississippi River and testing 
new procuderes and applications for research prior to rolling out those 
strategies agency-wide. 

8.2  Assessment of Future Conditions 
In the future, an open and continuous dialogue between the City, La Crosse 
County, and other governmental jurisdictions will result in cooperative and 
mutually beneficial efforts. These efforts are critical to the future planning 
and development of public and shared services and open communications. 
Without the coordination and cooperation of local governmental 
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jurisdictions, decisions critical to preserving and enhancing local and 
regional characteristics, activities, and natural resources will be 
compromised. 

As growth and land use changes continue in the area, development in the 
City of Onalaska may be a contentious topic to neighboring property owners, 
and surrounding communities. Collaboration with communities in the region 
to attract new development and retain existing businesses is vital. Continued 
work with adjacent jurisdictions towards cooperative boundary agreements 
would also reduce contention and potential conflict.  

Conflict Resolution Procedures 
The City recognizes the importance of coordinating with neighboring 
communities. If conflicts arise, initial attempts to resolve such conflicts could 
involve written or face-to-face communication between elected or appointed 
community officials. If these efforts do not result in a mutually satisfactory 
agreement, more formal conflict resolution methods could be explored, such 
as mediation or arbitration. Additional conflict resolution techniques are 
available as described in Wisconsin State Statutes 802.12. 

8.3  Growth Trends and Planning Activities in 
Adjacent Communities 
The City of Onalaska will seek to cooperate with all neighboring 
municipalities, the county, state agencies, and the school district for mutual 
benefit. To ensure compatibility with the planning goals and objectives 
identified in the City of Onalaska’s Comprehensive Plan, the City will share 
their plan with adjacent communities and agencies and would like to 
participate in future planning efforts with these entities. 

8.4  Goals, Objectives and Policies 
Goals and Objectives 
 
Goal 1:    Continue to work cooperatively and maintain 
excellent relations with all governmental units in and around 
the region. 

 
Objectives 

 
a. Frequently communicate with other government officials 

(staff, elected and appointed officials) both formally (on 
committees, etc.) and informally (telephone calls, emails, 
etc.). 

b. Participate on regional or joint planning committees. 

c. Coordinate on planning efforts (e.g., comprehensive, land 

Competition has been shown to 
be useful up to a certain point 

and no further, but cooperation, 
which is the thing we strive for 

today, begins where the 
competition leave off. 

 
Franklin D. Roosevelt 
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use, transportation, and natural resource protection), 
regulations, and specific land use decisions. 

d. Share information, equipment, resources, facilities, 
technology, services and possibly revenue that have 
cross-jurisdictional use. 

e. Evaluate the creation of intergovernmental agreements 
with the City of La Crosse; Villages of Holmen and 
West Salem; Towns of Onalaska, Medary, and 
Hamilton. 

f. Evaluate existing intergovernmental cooperation efforts 
and determine the need to maintain, improve,  expand 
or dissolve existing agreements. 

 

Goal 2:    Work with neighboring communities to lower the costs of 
providing services. 

Objectives 

a. Achieve cost efficiencies, combined with excellent 
public service delivery, through cooperative public 
service arrangements. 

b. Identify opportunities to jointly provide expanded or new 
services such as additional recreational programs or parks 
facilities with neighboring communities. 

Goal 3:   Collaborate with all neighboring jurisdictions, La 
Crosse County, and organizations (e.g., Mississippi Valley 
Conservancy, economic development entities, etc.) to 
implement this Comprehensive Plan. 

Objectives 

a. Collectively protect natural resources that are particularly threatened 
by impending development (bluffs, water resources, etc.). 

b. Work collectively to create a coordinated growth and 
development strategy for the region. 

Policies and Recommendations 
 

1) Work with surrounding communities and La Crosse County 
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to develop compatible land use and zoning regulations. 

2) Cooperate with surrounding jurisdictions to improve service 
delivery.   

3) Jointly plan transportation and trail (bicycle and pedestrian) 
improvements and connections. 

4) Work cooperatively to implement regional planning 
efforts. 

5) Continue to participate in existing intergovernmental 
cooperation efforts including emergency services, the Shared 
Ride Transit Service and the La Crosse Metropolitan Transit 
Utility. 

6) Work with the Village of Holmen, Town of Onalaska, and 
City of La Crosse to make the Great River Road a signature 
corridor that provides a sense of pride for residents and a major 
attraction for tourists through the region.  

7) Involve the school districts in long range planning efforts and 
in reviewing current development proposals. 

8) Consider participating in a regional Purchase of Development 
Rights and similar programs to preserve environmentally 
sensitive areas, important open spaces for recreational uses or 
other public purposes, and farmland. 

 
 

 
 


	Plan sub
	2015-05-19_PC Sub packet
	ADP7506.tmp
	REQUEST FOR ACTION & POSSIBLE CONSIDERATION BY
	May 19, 2015


	Blank Page
	ADP5254.tmp
	REQUEST FOR ACTION & POSSIBLE CONSIDERATION BY
	May 19, 2015


	Blank Page
	ADPDE5.tmp
	REQUEST FOR ACTION & POSSIBLE CONSIDERATION BY
	May 19, 2015


	Blank Page
	ADP3E68.tmp
	REQUEST FOR ACTION & POSSIBLE CONSIDERATION BY
	May 19, 2015


	ADP3C09.tmp
	REQUEST FOR ACTION & POSSIBLE CONSIDERATION BY
	May 19, 2015


	ADPD064.tmp
	REQUEST FOR ACTION & POSSIBLE CONSIDERATION BY
	May 19, 2015


	ADPE924.tmp
	8.0    Intergovernmental Cooperation
	8.1   Existing Conditions
	8.2   Assessment of Future Conditions
	8.3   Growth Trends and Planning Activities in Adjacent Communities
	8.4   Goals, Objectives and Policies
	Goals and Objectives
	Policies and Recommendations



	Blank Page
	ADP7445.tmp
	REQUEST FOR ACTION & POSSIBLE CONSIDERATION BY
	May 19, 2015


	Blank Page
	Blank Page
	Blank Page
	ADPFB9F.tmp
	REQUEST FOR ACTION & POSSIBLE CONSIDERATION BY
	May 19, 2015


	Blank Page




