


CITY OF ONALASKA 
 

STAFF REPORT 
   Community Development Authority – January 10, 2018 
  
   
Agenda Item: Update on amending “Form-Based Overlay Districts” for Onalaska’s 

downtown commercial and residential areas of the Unified Development 
Code.  

    
Background:    

Attached is a copy of the existing Form-Based Overlay Districts that pertain to residential and 
commercial properties within a specified area of “Downtown Onalaska”.  The City wants to ensure 
that growth in Onalaska’s downtown is both friendly to existing uses and has access to flexible 
standards to create unique developments.  As such, City Staff proposed to review and modify the 
Form-Based Overlay Districts code language as needed.   

The Plan Commission held a public hearing on November 21st and recommended approval to the 
Common Council, who approved the proposed ordinance amendment on December 12th, 2017.  The 
Administrative & Judiciary Committee and Common Council are scheduled to complete the 1st and 
2nd Reading of the new ordinance on January 4th and January 9th, respectively.  City Staff will be 
making a request for the rules to be suspended and the 1st, 2nd, 3rd and Final Readings to occur 
simultaneously for the new ordinance to be in effect on January 10th, 2018 to allow for development 
opportunities in Onalaska’s downtown.  

 

Agenda Item: 
 

# 4 



PROPOSED LANGUAGE 
ORDINANCE NO.             -2017 

 
AN ORDINANCE TO AMEND PART 5 OF CHAPTER 3 OF TITLE 13, 

OF THE CODE OF ORDINANCES OF THE CITY OF ONALASKA RELATING TO SPECIAL 
DISTRICTS 

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

 SECTION I.  Title 13,  Part 5, Chapter 3, of the City of Onalaska Code of Ordinances 

related to Special Districts is hereby deleted its entirety and replaced as follows: 

 
CHAPTER 3 

SPECIAL DISTRICTS 
 
Part 5: Downtown Overlay Districts  
 

Sec. 13-3-15 Downtown Overlay Districts Generally.  
The Downtown Overlay Districts may be utilized in Onalaska’s downtown commercial 
and residential areas as shown on the following map. The area standards and 
requirements listed shall supersede those listed in the underlying Zoning Districts. All 
other zoning requirements not specifically listed in the Downtown Overlay Districts, but 
included in the Onalaska Zoning Code, shall apply.  The two (2) types of Downtown 
Overlay Districts include Downtown Residential Neighborhoods (for single family and/or 
two family residences) and Downtown Planned Unit Developments (mixed uses). 
 
Sec. 13-3-16 Downtown Residential Neighborhoods Building Requirements.  

(a) Property Development Regulations: 
(1) Lot. 

a. Frontage. All principal structures shall have a minimum of thirty-three 
percent (33%) of the lot frontage.  Corner lots shall be subject to 
thirty-three percent (33%) minimum lot frontage on both street 
frontages. 

(2) Building. 
a. Width.  Minimum twenty (20) feet (principal structure). 
b. Height.  Maximum thirty-five (35) feet. 

(3) Yards. 
a. Street. Built-to-line is equal to that of the forward-most principal 

structure of an adjacent neighboring property.  Minimum setback of 
fifteen (15) feet and maximum setback of twenty-five (25) feet. 

b. Side. Minimum six  (6) feet. 
c. Rear. Minimum thirty (30) feet. 

(b) Porches / Accessory Structure Regulations: 
(1) Porches and/or stoops may extend into the required street yard up to an 

additional ten (10) feet, but in no case be closer than five (5) feet to the 
street yard parcel boundary. 

(2) Garages shall be accessed off of an alley if an alley is present.  If an alley 
is not present, a garage may be accessed off a public street; however, if a 
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PROPOSED LANGUAGE 
garage faces the public street it may not exceed thirty-three percent (33%) 
of the lot frontage. 

(3) Height Limitations.  Accessory structures shall not exceed fifteen (15) feet 
in height and/or exceed the height of the principal structure. 

(4) Driveways. Driveways shall not exceed a width of twenty-four (24) feet. 
(c) Conversion from Downtown Residential Neighborhood to Downtown – 

Planned Unit Development. 
(1) If a minimum of one-quarter (1/4) acres of land (10,890 square feet) is 

amassed by a single entity, an applicant/developer may petition the Plan 
Commission and Common Council to consider a Downtown – Planned 
Unit Development. 

(2) The applicant/developer shall submit a letter describing the proposed 
project and a conceptual plan with proposed architecture, building height, 
and other information as requested to the Plan Commission for 
consideration.  If the Plan Commission recommends to the Common 
Council to allow a Downtown – Planned Unit Development and the 
Common Council approves the concept, the formal review process as 
described in Section 13-3-20 shall apply. 

 
Sec. 13-3-17 Downtown - Planned Unit Development (D-PUD). 

(a) Applicability.  A Downtown - Planned Unit Development (D-PUD) may be 
used as a custom zoning district for any land use or combination of land uses. 
An approved D-PUD will supersede any underlying zoning district and 
rezoning of a combination of dissimilar parcels will not be required. 

(b) Fees.  The developer shall pay a fee as set forth in the City of Onalaska Fee 
Schedule at the time of filing an application for a D-PUD.  The developer 
shall pay all other applicable fees including, but not limited to, storm sewer 
fees, sanitary sewer fees, park fees, connection fees, and topographic fees 
unless otherwise waived by the Common Council. 

(c) Size.  D-PUDs shall be on a tract of land not less than one-quarter (1/4) acre 
of land (10,890 square feet). 

 
Sec. 13-3-18 Downtown – Planned Unit Development and Design Standards. 
The following provisions shall be applied by the Plan Commission and Common Council 
in their consideration of a D-PUD: 

(a) Permitted Uses.  Permitted Uses shall be defined in the D-PUD proposal to 
the City. 

(b) Conditional Uses. Conditional Uses shall be defined in the D-PUD proposal 
to the City. 

(c) Density. Density of development will be reviewed based on the following 
criteria: 
(1) Effect on adjacent properties; 
(2) Adequacy of public and private services and infrastructure; 
(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; and 
(8) Retention of natural, cultural and historic resources. 

(d) Setbacks. Setbacks may vary in D-PUD’s as requested by a developer. 
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PROPOSED LANGUAGE 
(e) Building Height. Building height(s) of structure(s) may vary and shall be 

proposed as part of the D-PUD proposal to the City.  The City may request 
cross sections, elevations and other information from the developer in order to 
make a determination. 

(f) Environmental Design. A D-PUD shall be designed to preserve existing 
vegetation and topography where practical and shall be consistent with the 
goals and objectives of the Onalaska Comprehensive Plan. 

(g) Open Space. A  D-PUD shall include open space that is functional, improves 
appearance and aesthetics, is accessible and where possible adds to existing 
common or public open space systems.  The amount of “common” open space 
shall be determined by the Plan Commission which may include setback 
areas, rooftops, decks, etc. 

(h) Architecture. A D-PUD shall include and incorporate architectural planning 
by the developer and implementation provisions for controlling the 
architecture by protective covenants, design overlay districts enforced by the 
City or other legal methods. 

(i) Parking.  Parking ratios may vary but shall be proposed as part of the D-PUD 
proposal. 

(j) Streets, Utilities and Drainage. All publicly dedicated streets, utilities and 
storm-water facilities shall be designed in accordance with City of Onalaska 
Ordinances and policies.  The City may consider flexible standards for streets 
if the developer has demonstrated that the proposed design and layout 
warrants varying standards and the design meets the provisions of this 
Section. 

(k) Circulation/Access.  A D- PUD shall include provisions for access to 
pedestrian/bicycle trails and transit. 

(l) Landscaping.  A Landscape Plan shall be included in the D-PUD submittal to 
the City including street tree provisions, screening, parking lot landscaping 
where applicable and the preservation of mature, healthy hardwood trees 
where applicable. 

(m) Signs.  A master signage plan may be included in the D-PUD submittal to the 
City. Signage shall conform to the City Sign Ordinance.  Freestanding pylon 
type signs shall consolidate tenants or uses in predetermined locations, 
minimizing the number of freestanding signs where possible. 

 
 

Sec. 13-3-19 Concurrent Development Review. 
(a) Combined Applications.  An application for a Downtown - Planned Unit 

Development may be accompanied by all other discretionary requests 
including but not limited to Subdivision Review, Conditional Use Permit 
applications and Site Plan applications in order to minimize review periods. 

(b) Authority. Authority is given to the Plan Commission to combine separate 
permit applications into one (1) application for the convenience of the 
applicant and the City. 

(c) Dedications.  Dedication or offers to dedicate interest in real property for 
specific purposes shown in the General Development Plan may be required as 
a condition of approval of the D-PUD if they are found by the Plan 
Commission to be in the public interest and/or are consistent with the City of 
Onalaska Comprehensive Plan. 
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PROPOSED LANGUAGE 
 
Sec. 13-3-20 Review and Approval Procedures. 

(a) General Provisions.  Before submitting an application for a D-PUD, the 
applicant may confer with the Plan Sub-Committee to obtain information and 
guidance before entering into binding agreements or incurring substantial 
expense.  It is recommended that the applicant have a pre-application 
conference with the Planning, Engineering, Inspection, and Fire Departments 
to discuss the project prior to submitting an application. 

(b) Application Procedures.  An application for a Downtown Planned Unit 
Development shall include the review of a General Development Plan with a 
public hearing at the Plan Commission, with formal approval by the Common 
Council.  Following approval of the General Development Plan, a Final 
Implementation Plan shall be reviewed by the Plan Commission with 
recommendations to the Common Council.    
(1) General Development Plan Submittal Requirements: 

a. The applicant shall file with the Plan Commission a General 
Development Plan, which shall include the following information: 
1. Receipt showing the payment of all fees.  
2. A statement describing the general character and goals of the 

intended development. 
3. An accurate scale map (1" – 100') of the project area including 

its relationship to surrounding properties and existing 
topography, easements, vegetation, and key features within one 
hundred (100) feet of the D-PUD. 

4. A plan of the proposed project showing at least the following 
information in sufficient detail to make possible the evaluation 
of the criteria for approval set forth as follows: 
i. The pattern of proposed land use including shape, size, 

arrangement and density of proposed use areas. 
ii. The pattern of private streets, traffic circulation, access and 

parking either on or off the streets. 
iii. The location, size and character of open space, common 

areas and the management of the same. 
iv. A utility feasibility study and the location of all utilities. 
v. An implementation schedule. 

5. An economic analysis of the development including proposed 
investment, phasing, job creation, etc. 

6. A general outline of the organizational structure for the 
enforcement and administration of protective covenants if 
applicable. 

b. Approval of the General Development Plan.  Approval of the 
General Development Plan shall establish the basic right of use for 
the area in conformity with the plan as approved, but such plan 
shall be conditioned upon approval of a Final Implementation Plan 
and shall not make permissible any of the uses as proposed until a 
Final Implementation Plan is submitted and approved for all or a 
portion of the General Development Plan. 

(2) Final Implementation Plan Submittal Requirements.   

Page 4 of 6 
 



PROPOSED LANGUAGE 
a. The applicant shall file with the Plan Commission a Final 

Implementation Plan, which shall include the following 
information: 
1. An accurate scale map of the project consistent with the 

general development plan. 
2. The pattern of public and private circulation. 
3. Detailed lot layout. 
4. The arrangement of buildings(s). 
5. Architectural elevations and details. 
6. Master grading and drainage plan. 
7. Utility plan. 
8. Open space/Common/Share Space Plan with provisions for 

maintenance as needed. 
9. Master landscape plan. 
10. Proof of financial treatment. 
11. Economic analysis. 
12. A development schedule indicating construction 

commencement and completion, project phases, the dedication 
of public improvements, the administration of covenant, etc. 

b. Approval of the Final Implementation Plan.  Following the review 
of a Final Implementation Plan, the Plan Commission shall make a 
recommendation to the Common Council where the Common 
Council may approve, deny or send the proposal back to the Plan 
Commission for further negotiation with the developer. 
 
In the event of approval, the developer and applicant shall carry 
out the plans in accordance with the officially submitted and 
approved plans on file with the Planning, Engineering, and Clerk 
Departments. The developer shall record with the office of the 
Register of Deeds for La Crosse County, the legal description of 
the D-PUD and the conditions of approval which shall run with the 
land.  Said conditions shall not lapse or be waived as a result of 
any subsequent change in ownership or tenancy. Said conditions 
shall be deemed to be part of the building permit issued for any use 
or structure in the D-PUD. Any subsequent change to the D-PUD 
shall first be submitted to the Plan Commission and City Attorney 
and if in their opinion the change constitutes a substantial change, 
the applicant shall follow the procedure as listed for a General 
Development Plan approval including the required public hearing.   
 
If after the approval of the PUD, any portion of the approved 
conditions or plans are not met, the Planning, Engineering, 
Inspection and/or Fire Departments may stop further construction 
of the development by posting a stop work order and providing the 
developer with written notice by certified mail within two (2) 
working days of the stop work order.  Construction shall be halted 
until such time as the developer has made the necessary corrections 
to comply with the approved plans. 
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PROPOSED LANGUAGE 
 
 
 
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 ___________, 2017. 
 
      CITY OF ONALASKA 
 
 
      By: ______________________________________  
             Joe Chilsen, Mayor 
 
 
      By: _______________________________________  
             Caroline Burmaster, Clerk  
PASSED:  
APPROVED:  
PUBLISHED:  
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This map is to be used for reference purposes only.  Every effort 
has been made to make this map as accurate as possible.

City of Onalaska, Wisconsin

Map Designer:  Katie Aspenson, AICP

Planning/ Zoning 
Department ¹

1 inch = 700 feet

Date: 11/15/2017
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CITY OF ONALASKA 
MEETING SCHEDULE - 2018 

 
 

Community Development Authority 

 
 

Community Development Authority Meetings 
 

Wednesdays @ 4:00 P.M. 
 

January 10th  
February 14th  
March 14th  
April 11th  
May 9th   
June 13th  
July 11th  

August 15th  
September 12th  

October 10th  
November 14th  
December 12th  

 
Note: Meetings will occur on the Wednesday after the second Tuesday of the month.  

Additional meetings may be needed throughout the year and will be scheduled 
accordingly. 
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