






CITY OF ONALASKA 
 

STAFF REPORT 
   Plan Commission – April 24, 2018 
  
  
Agenda Item: Discussion regarding Wisconsin 2017 Act 67 (related to Conditional Use Permits). 
  
Background:   
 
Wisconsin 2017 Act 67 has great impacts to Conditional Use Permits as issued by the Plan 
Commission.  Please see the attached Fact Sheet put together by Legal Counsel and City Staff that 
details what types of Conditions of Approval are now allowable, how the Plan Commission may 
respond to public testimony during a public hearing, how the Plan Commission may act on 
Conditional Use Permit applications, and if the Plan Commission may deny a Conditional Use 
Permit application. 
 
With this recent legislation, City Staff and Legal Counsel intend to propose text amendments at the 
following Plan Commission meeting to address some of the concerns of Wisconsin 2017 Act 67. 
 
The intention of this agenda item is inform and discuss with the Plan Commission the impact of 
Wisconsin 2017 Act 67 and their ability to create and issue Conditional Use Permits moving forward 
in the City of Onalaska. 
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ACT 67 FACT SHEET –  
MANDATED CHANGES DUE PASSAGE 

 
BURDEN SHIFTED TO CITY OF ONALASKA TO ENSURE SUBSTANTIAL 
EVIDENCE FOR ALL CUP CONDITIONS MOVING FORWARD 
 
Act 67 modified the zoning enabling statute to require that any CUP “condition imposed must be 
related to the purpose of the ordinance and be based on substantial evidence”1 and that the 
further that requirements and conditions imposed by the Planning Commission “must be 
reasonable and, to the extent practicable, measurable…”2  
 
As a result of ACT 67, when a Conditional Use Permit application is presented at a Plan 
Commission meeting, the following must be considered: 
 

1. Are the proposed Conditions of Approval tied to the Conditional Use Permit 
Application based on Substantial Evidence and do they alleviate the impacts of the 
Conditional Use if approved? 

a. Substantial Evidence is defined as facts and information other than merely 
personal preferences or speculation, directly pertaining to the requirements and 
conditions an applicant must meet to obtain a conditional use permit and that 
reasonable persons would accept in support of a conclusion.3 The evidence will 
be provided in the City staff report and/or public testimony. The following are 
examples of or types of information that the Plan Commission can rely on as 
Substantial Evidence*: 

a. Facts that directly pertain to the requirements and conditions set forth in 
the City’s Zoning Code and the CUP application. 

b. Evidence-Based Information: 
1. Appraisals or Certified Market Analysis; 
2. Traffic Studies; 
3. Information provided from professional sources, with the sources 

cited (Engineering Department, Department of Transportation, 
Professional Appraisal, Accounting, Legal, Engineering, 
Construction services etc.); 

4. Noise Pollution Studies/Information; and/or 
5. State Statutes, Municipal Ordinances and other applicable federal, 

state or local laws. 
 

*This list is not exhaustive but meaning to give a representation of the types of evidence allowed, 
additionally as ACT 67 is litigated it is likely that we will have a better understanding of what constitutes 
substantial evidence.  

 
 
 

1 Wis. Stat. 62.23(7)(de)2.a.  
2 Wis. Stat. 62.23(7)(de)2.b. 
3 Wis. Stat. 62.23(7)(de)1.b 
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2. Plan Commission’s Response to Public Testimony during the Public Hearing. 
a. If during the Public Hearing, new public testimony is offered that based upon 

Substantial Evidence (as defined above), the Plan Commission may discuss and 
consider the testimony and add conditions to alleviate concerns as necessary. 

b. If no public testimony is provided at the public hearing or where the testimony 
provided is based on opinion, such as “we feel/think this will reduce our property 
value, we are concerned about increased street traffic, we are concerned about 
safety risks, this will be a blight on the neighborhood” without any actual 
substantial evidence such as appraisals, traffic studies or reports, market analysis, 
evidence of noise pollution caused, etc., these statements do not meet the 
definition of Substantial Evidence and the Plan Commission MUST 
DISREGARD THEM.  Further, the Plan Commission should not discuss the 
comments. 
 

3. Plan Commission Action on Conditional Use Permit Applications. 
a. If the applicant accepts the proposed Conditions of Approval tied to the 

Conditional Use Permit application and no new testimony with Substantial 
Testimony has been offered (or if the public comments are opinions only), the 
Plan Commission MUST grant the CUP with the proposed conditions. 

b. If the Plan Commission is able to tie new Conditions of Approval, in addition to 
those of City Staff, based on the Substantial Evidence provided by City Staff, this 
may occur. However, this is unlikely to occur often as the Substantial Evidence 
from the City would need to show an issue that is not being addressed (or not 
adequately addressed) already by the proposed Conditions of Approval and that 
the Plan Commission’s Condition is better suited to address the issue.  Unless it 
would be impossible to add conditions to alleviate the concerns for which 
substantial evidence has been provided, the Plan Commission MUST grant the 
CUP with the conditions Plan Commissions find are supported by the 
substantial evidence presented.  

c. If the applicant has not accepted the proposed Conditions of Approval tied to the 
Conditional Use Permit application, the Plan Commission MUST still grant the 
CUP with the proposed conditions or with any additional conditions that the Plan 
Commission finds necessary based on the substantial evidence provided by the 
City Staff. There is arguably more leniency for the Plan Commission to tweak the 
City Staff’s conditions based on the provided Substantial Evidence when the 
Applicant has not already accepted them. If the applicant does not accept the 
approved Conditions of Approval and takes no action on the CUP in 12 months – 
the CUP becomes null and void. 

 
4. Can the Plan Commission deny a Conditional Use Permit Application? 

a. Under the new standards it will be nearly impossible to deny a Conditional Use 
Permit. Only where the Plan Commission could show that there are no possible 
conditions which would alleviate the Substantial Evidence supported impacts that 
would be caused by allowing the Conditional Use, could the City defend the denial 
of a Conditional Use Permit.  
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CITY OF ONALASKA 
 

STAFF REPORT 
   Plan Commission – April 24, 2018 
  
 
Agenda Item: Public Hearing & Consideration of a Conditional Use Permit  to al low the 

conversion of exist ing commercial  space into one (1) one-bedroom 
apartment.  

 

Applicant/Owner: Curt  Fossum, 324 6t h Avenue North, Onalaska, WI 54650 
 
Parcel Number: 18-68-0 
 
Site Location: 513 2nd Avenue South, Onalaska, WI 54650 
 
Existing Zoning:  Neighborhood Business (B-1) District  
 
Background: 
Curt Fossum has requested a Conditional Use Permit (CUP) to allow the conversion of existing commercial 
space into one (1) one-bedroom apartment in a Neighborhood Business (B-1) Zoning District.  The property 
in question has two levels and the applicant is requesting to add one (1) one-bedroom apartment on the 2nd 
level, replacing the commercial use.   Conversion of commercial space to multi-family residential dwellings 
is permitted only by Conditional Use Permit per Section 13-5-16 (c) and pursuant to standards set forth in 
Sections 13-8-11. 
 
Standards for Review: 
The following decision criteria were used to review the submitted conditional use: 

1. Compatibility.   The property in question is located in the northern building, at the southeast corner 
of the intersection of State Road 35 and Fern Street. The zoning of land within 250 feet of the 
proposed site includes the Neighborhood Business, Community Business, Multi-Family Residential, 
and Single-Family and/or Duplex residential districts.  The uses within 500 feet along the same street 
of the proposed site include a restaurant, personal service establishments, retail, residential 
dwellings, and a church. 
 

2. Consistency with Comprehensive Plan.  The Comprehensive Plan’s Future Land Use Plan identifies 
this parcel as Downtown Mixed Use District.  The intent of this future land use district is to have 
pedestrian-focused development with a mix use of uses, including residential, personal services, 
commercial, institutional and civic uses.  Multiple-story, mixed use buildings that include high 
quality architecture, signage, lighting and streetscape amenities… are strongly encouraged. 
 

3. Importance of Services to the Community.  According to the Comprehensive Plan, a Housing Policy 
includes, “Infill development providing housing opportunities shall be encourage in Onalaska.  Infill 
site, especially in the central portion of the City, should be considered… when deemed compatible 
with the Plan”. This property is located in the central portion of the City and is a mixed use 
development of commercial services and multi-family residential dwellings. 
 

4. Neighborhood Protections.  The request to allow one (1) one-bedroom apartment would not require 
any exterior changes to the property.  The conversion of commercial to residential may modify 
existing traffic patterns in the neighborhood, which could be more conducive to the residential 
surroundings. 
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CITY OF ONALASKA 
 

 
 
Substantial Evidence Regarding Conditions of Approval: 

1. 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. 
 
Substantial Evidence: This condition provides notice to the owner/developer that they are to 
follow procedure for orderly development in the City of Onalaska in order to promote the health, 
safety and welfare of the City.  

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

successors and assigns so long as the conditional use is being actively used.  
 
Substantial Evidence: This condition acknowledges and provides public notice of the term and 
puts the owner/developer and future owners on notice that they are bound by the conditions and 
that they can continue the use as long as they follow the conditions and actively use the 
conditional use.  
 

3. Owner/developer from abiding by the City’s Ordinances, Unified Development Code and 
Building Code requirements, as amended.  

 
Substantial Evidence: This conditions assures owner/developer understands they must follow 
the City’s Unified Development Code and Building Code which they are required to follow any 
way and that as they are receiving the benefit of being allowed to have a use that is not within the 
standards of the City’s zoning code, failure to follow City ordinances may result in loss of their 
conditional use permit.  

 
      4.   The Conditional Use Permit shall be reviewed every five (5) years to ensure continued use. 
 

Substantial Evidence: This shifts the burden to the owner of the property to provide proof that 
the use is active and continuing. Ensuring that existing permits are still valid and being properly 
used ensures compliance with the City’s procedures and ordinances and promotes interaction and 
communication with the City which further orderly development and the health, safety and 
welfare of the City.  

 
 
Action Requested:  
 
As a public hearing will be held, testimony from the public should be listened to and considered before 
deciding on the requested Conditional Use Permit application.  
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Agenda Item 5:   
 
Public Hearing and Consideration of a Conditional Use Permit application to allow 
the conversion of existing commercial space into a one (1) bedroom apartment at 513 
2nd Avenue South, Onalaska, WI 54650, submitted by Curt Fossum, 324 6th Avenue 
North, Onalaska, WI 54650, Tax Parcel # 18-68-0. 
 
 

1. 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.  
UPDATED CONDITION 

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

successors and assigns so long as the conditional use is being actively used.  
UPDATED CONDITION 
 

3. Owner/developer from abiding by the City’s Ordinances, Unified Development Code and Building 
Code requirements, as amended.  UPDATED CONDITION 

 
4. The Conditional Use Permit shall be reviewed every five (5) years to ensure continued use.  

UPDATED CONDITION 

REQUEST FOR ACTION & POSSIBLE CONSIDERATION BY 
PLAN COMMISSION: 
 

April 24, 2018 
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PUBLIC HEARING NOTICE 
BEFORE THE CITY OF ONALASKA 

PLAN COMMISSION 
 

Please take notice that the City Plan Commission for the City of Onalaska will hold a 
public hearing on: 
 

TUESDAY, APRIL 24, 2018 
APPROX. 7:00 P.M. 

(or immediately following public input) 
 

in Onalaska City Hall, 415 Main Street, Onalaska, WI  54650, at which time they shall 
consider an application filed by Curt Fossum of 324 6th Avenue North, Onalaska, WI  
54650 who is requesting a Conditional Use Permit (CUP) for the purpose of converting 
650 feet of commercial space into a one bedroom apartment unit at the property located 
at 513 2nd Avenue South, Onalaska, WI  54650.  
 
Property is more particularly described as:   

Computer Number:  18-68-0 
Section 08, Township 16, Range 07, 
 
ORIGINAL TOWN OF ONALASKA LOTS 1 THRU 10 BLOCK 10 EX 50FT 
R/R R/W ACROSS SD LOTS 
 

YOU ARE FURTHER NOTIFIED that the City of Onalaska Plan Commission will hear 
all persons interested, their agent or attorney, concerning this matter. 
 
More detailed information on this item will be posted to the City of Onalaska website 
www.cityofonalaska.com the Friday before the scheduled meeting under Agendas & 
Minutes/Plan Commission.  This posting will contain the Plan Commission Agenda and 
all attachments referencing this item. 
 
Dated this 6th day of April, 2018. 
   
Cari Burmaster 
City Clerk 

http://www.cityofonalaska.com/




CITY OF ONALASKA 
 

STAFF REPORT 
   Plan Commission – April 24, 2018 
  
 
Agenda Item: Public Hearing & Consideration of a Conditional Use Permit request 

to allow the operation of a child care center.  
 
Applicant/Owner: Mitch Lown of Ironside Properties, LLC,  

1220 Oak Forest Drive, Onalaska, WI 54650 
 
Parcel Number: 18-3131-2 
 
Site Location: 980 12t h  Avenue South, Onalaska, WI 
 
Existing Zoning:  Light Industrial  (M-1) District 
 
Background: 
Mitch Lown of Ironside Properties, LLC has requested a Conditional Use Permit (CUP) to allow the 
operation of a child care center in a Light Industrial (M-1) Zoning District (Children’s Treehouse 
Daycare).  The child care center will serve up to 144 children and it is expected that there will be 
between 33-35 employees including teachers and administrative staff/cook when at maximum capacity.  
The breakdown of staff includes administrative staff/cook (3), classroom teachers (20), and float staff 
(5), totaling 28 full-time employees and 5-7 part-time employees.  The business would operate Monday 
– Friday from 6:30AM to 6:00PM.   
 
Children’s Treehouse Daycare has been in business in the City of Onalaska for 10.5 years, growing from 
63 children to their current capacity of 104 children. The daycare does not have room to expand in their 
current facility (Oak Forest Business Park) in terms of allowing caring for additional children and 
playground space.  The daycare facility currently is located within a multi-tenant building where they 
share parking with other businesses throughout the day.  According to the applicant, of the 35 employees 
with the business approximately 30 of the staff arrive in personal vehicles and are on-site between 
9:00AM and 3:00PM.  The majority of the families do drop-off and pick-up between 6:30AM – 8:30AM 
and 4:45PM-5:00PM.  According to the applicant, the maximum number of families for drop-off/pick-up 
has been twelve (12) vehicles at one time.  There are 60 parking stalls serving the property in question. 
 
Commercial daycare facilities are permitted only by Conditional Use Permit per Section 13-5-15 (c) 
and pursuant to standards set forth in Sections 13-8-11.   
 
Standards for Review: 
The following decision criteria were used to review the submitted conditional use: 
 

1. Compatibility.   The property is located on the western side of 12th Avenue South and is zoned 
Light Industrial (M-1).  Section 13-5-15 (c) of the City’s Code of Ordinances conditionally 
permits children’s nurseries and/or daycare centers provide all principal structures and uses have 
at least a six (6) foot side yard setback.  The existing building in question has an approximate 15 
foot side yard setback to the north, approximate 85 foot yard setback from 12th Avenue South, 20 
foot setback to the rear, and 90 foot setback to the south. 
 

Agenda Item: 
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CITY OF ONALASKA 
 

 
The zoning of land within 250 feet of the proposed site includes Light Industrial, Multi-Family 
Residential, Single Family and Duplex Residential, Single Family Residential, and Public and 
Semi-Public Districts.  The uses within 500 feet along the same street of the proposed site 
include a combination of retail, dance studio, financial institution, restaurant, office, personal 
service establishments, and multi-family dwellings.  
 

2. Consistency with Comprehensive Plan.  The Comprehensive Plan identifies this area as a 
Commercial District.  This district is intended to accommodate large and small-scale commercial 
and office development.  A wide range of retail, service, lodging and office uses are appropriate 
in this district. 
 

3. Importance of Services to the Community.  According to the Comprehensive Plan, a Land Use 
Objective of the City states, “promoting compatible infill development (infill development occurs 
on land that is under-developed or vacant lots in development areas) throughout the City…” 
This property is located in a Commercial District and is offering a needed service to the greater 
Onalaska community. 

 
4. Neighborhood Protections.  Children’s Tree House Daycare is moving from its present location 

along Oak Forest Drive and obtaining a Conditional Use Permit will bring this property into 
compliance with the Unified Development Code.  The building will be remodeled from the 
current use of a dance studio and will comply with all the requirements to become a licensed 
daycare. 
 

Substantial Evidence Regarding Conditions of Approval: 
1. 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. 
 
Substantial Evidence: This condition provides notice to the owner/developer that they are to 
follow procedure for orderly development in the City of Onalaska in order to promote the health, 
safety and welfare of the City.  

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

successors and assigns so long as the conditional use is being actively used.  
 
Substantial Evidence: This condition acknowledges and provides public notice of the term and 
puts the owner/developer and future owners on notice that they are bound by the conditions and 
that they can continue the use as long as they follow the conditions and actively use the 
conditional use.  
 

3. Owner/developer from abiding by the City’s Ordinances, Unified Development Code and 
Building Code requirements, as amended.  
 
Substantial Evidence: This conditions assures owner/developer understands they must follow 
the City’s Unified Development Code and Building Code which they are required to follow any 
way and that as they are receiving the benefit of being allowed to have a use that is not within the 
standards of the City’s zoning code, failure to follow City ordinances may result in loss of their 
conditional use permit.  
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      4.   The Conditional Use Permit shall be reviewed every five (5) years to ensure continued use. 
 

Substantial Evidence: This shifts the burden to the owner of the property to provide proof that 
the use is active and continuing. Ensuring that existing permits are still valid and being properly 
used ensures compliance with the City’s procedures and ordinances and promotes interaction and 
communication with the City which further orderly development and the health, safety and 
welfare of the City.  

 
 
Action Requested:  
 
As a public hearing will be held, 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 6:   
 
Public Hearing & Consideration of a Conditional Use Permit application to allow the 
operation of a child care center at 980 12th Avenue South, Onalaska, WI 54650 
submitted by Mitch Lown of Ironside Properties, LLC, 1220 Oak Forest Drive, 
Onalaska, WI 54650, Tax Parcel # 18-3131-2. 
 

1. 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.  
UPDATED CONDITION 

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

successors and assigns so long as the conditional use is being actively used.  
UPDATED CONDITION 
 

3. Owner/developer from abiding by the City’s Ordinances, Unified Development Code and Building 
Code requirements, as amended.  UPDATED CONDITION 

 
4. The Conditional Use Permit shall be reviewed every five (5) years to ensure continued use.  

UPDATED CONDITION 
 

REQUEST FOR ACTION & POSSIBLE CONSIDERATION BY 
PLAN COMMISSION: 
 

April 24, 2018 
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NOTICE OF PUBLIC HEARING 
BEFORE THE CITY OF ONALASKA 

  
 
Please take notice that the City Plan Commission for the City of Onalaska will hold a public hearing on  
 

TUESDAY, APRIL 24, 2018 
APPROX. 7:10 P.M. 

(or immediately following public hearing at 7:00 PM) 
 

in Onalaska City Hall, 415 Main Street, Onalaska, Wisconsin 54650 at which time they will consider an 
application submitted by Mitch Lown of Ironside Properties, 1220 Oak Forest Dr., Onalaska, WI 54650 for 
review and consideration of request for a Conditional Use Permit (CUP) to allow the operation of a child care 
center at 980 12th Avenue South, Onalaska, WI 54650. 
 
Property is more particularly described as: 
 Computer Number:  18-3131-2 

Section 09, Township 16, Range 07 
 
CERTIFIED SURVEY MAP NO. 61 VOL 13 LOT 1 DOC NO. 1467382 
 

YOU ARE FURTHER NOTIFIED that the City of Onalaska Plan Commission will hear all persons interested, 
their agent or attorney concerning this matter. 
 
More detailed information on this item will be posted to the City of Onalaska website www.cityofonalaska.com 
the Friday before the scheduled meeting under Agendas & Minutes/Plan Commission.  This posting will contain 
the Plan Commission Agenda and all attachments referencing this item. 
 
Dated this 6th day of April, 2018. 
 
Cari Burmaster 
City Clerk   

http://www.cityofonalaska.com/




CITY OF ONALASKA 
 

STAFF REPORT 
   Plan Commission – April 24, 2018 
  
 
Agenda Item: Public Hearing & Consideration of a Conditional Use Permit request 

to allow dealership facili ty for vehicle sales/repairs.  
 
Applicant: Paul Borsheim of Borton Construction, INC 

2 Copeland Avenue, Suite 201, La Crosse,WI 54601 
 
Property Owner: Marvin Wanders of Stizo Development, LLC 
 PO Box 609, La Crosse, WI 5462-0609 
 
Parcel Number: 18-3627-2 
 
Site Location: 207 Marcou Road, Onalaska, WI 54650 
 
Existing Zoning:  Light Industrial  (M-1) District 
 
Background: 
The applicant is requesting a Conditional Use Permit to construct a new Honda Motorwerks Dealership 
to be located at 207 Marcou Road in Onalaska.  The proposed development includes an approximate 
19,600 square foot facility and will sell both new and used vehicles.  The service area will have a 
combination of full and quick services lanes, alignment bay, and a detail area.  The timeline for 
construction is to begin in mid-June 2018 with completion by December 2018.  The sale of vehicles, 
vehicle repairs, etc. on a parcel in the Light Industrial (M-1) District is permitted only by Conditional 
Use Permit per Section 13-5-16 (g) and pursuant to standards set forth in Sections 13-8-11.   
 
Standards for Review: 
The following decision criteria were used to review the submitted conditional use: 
 

1. Compatibility.   The zoning of land within 250 feet of the proposed site includes Multi-Family 
Residential, Public and Semi-Public, and Light Industrial.  Uses within 500 feet along the same 
street of the proposed site include financial institutions, condominiums, golf course, grocery 
store, and a mixed-use facility with a restaurant use and personal service businesses.  This is the 
last commercial site in this area. 
 

2. Consistency with Comprehensive Plan.  The Comprehensive Plan identifies this area as 
Commercial.  This district is intended to accommodate large and small scale commercial and 
office development.  A wide range of retail, service, lodging, and office uses are appropriate in 
this district.   
 

3. Importance of Services to the Community.  According to the Comprehensive Plan, an Economic 
Development Objective of the City states, “by attracting firms that complement existing 
industries and increase business for established companies.” This request is proposed to 
complement the other dealerships in Onalaska and may complement existing retail in the area.  
The business owner is actively attempting to get closer to customers in the Onalaska and West 
Salem markets. 
  

Agenda Item: 
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4. Neighborhood Protections.  The applicant will be required to submit a full site plan set for 

review and approval to ensure compatibility with the Unified Development Code (lighting, 
signage, buffers, setbacks, architecture, etc.).  The property owner intends to install a vegetated 
buffer similar to the adjoining property (Associated Bank) and notes an existing sizable berm 
that would separate the dealership from the Country Club Golf Course. The proposed project of 
allowing the sale of vehicles on a parcel that currently allows the repair of vehicles should not 
cause any negative consequences to the neighborhood area.  

 
Substantial Evidence Regarding Conditions of Approval: 

1. 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. 
 
Substantial Evidence: This condition provides notice to the owner/developer that they are to 
follow procedure for orderly development in the City of Onalaska in order to promote the health, 
safety and welfare of the City.  

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

successors and assigns so long as the conditional use is being actively used.  
 
Substantial Evidence: This condition acknowledges and provides public notice of the term and 
puts the owner/developer and future owners on notice that they are bound by the conditions and 
that they can continue the use as long as they follow the conditions and actively use the 
conditional use.  
 

3. Owner/developer from abiding by the City’s Ordinances, Unified Development Code and 
Building Code requirements, as amended.  

 
Substantial Evidence: This conditions assures owner/developer understands they must follow 
the City’s Unified Development Code and Building Code which they are required to follow any 
way and that as they are receiving the benefit of being allowed to have a use that is not within the 
standards of the City’s zoning code, failure to follow City ordinances may result in loss of their 
conditional use permit.  

 
      4.   The Conditional Use Permit shall be reviewed every five (5) years to ensure continued use. 
 

Substantial Evidence: This shifts the burden to the owner of the property to provide proof that 
the use is active and continuing. Ensuring that existing permits are still valid and being properly 
used ensures compliance with the City’s procedures and ordinances and promotes interaction and 
communication with the City which further orderly development and the health, safety and 
welfare of the City.  

 
 
Action Requested:  
 
As a public hearing will be held, 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 7:   
 
Public Hearing and Consideration of a Conditional Use Permit application to allow 
the construction of a automotive dealership/vehicle sales/repairs facility at 207 
Marcou Road, Onalaska, WI 54650 submitted by Paul Borsheim of Borton 
Construction, Inc., 2 Copeland Avenue, Suite 201, La Crosse, WI 54601 on behalf 
of Marvin Wanders of Stizo Development, LLC., PO Box 609, La Crosse, WI 54602-
0609 (Tax Parcel #18-3627-2). 
 

1. 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.  
UPDATED CONDITION 

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

successors and assigns so long as the conditional use is being actively used.  
UPDATED CONDITION 
 

3. Owner/developer from abiding by the City’s Ordinances, Unified Development Code and Building 
Code requirements, as amended.  UPDATED CONDITION 

 
4. The Conditional Use Permit shall be reviewed every five (5) years to ensure continued use.  

UPDATED CONDITION 
 

REQUEST FOR ACTION & POSSIBLE CONSIDERATION BY 
PLAN COMMISSION: 
 

April 24, 2018 
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NOTICE OF PUBLIC HEARING 
BEFORE THE CITY OF ONALASKA 

  
 
Please take notice that the City Plan Commission for the City of Onalaska will hold a public hearing on  
 

TUESDAY, APRIL 24, 2018 
APPROX. 7:20 P.M. 

(or immediately following public hearing at 7:10 PM) 
 

in Onalaska City Hall, 415 Main Street, Onalaska, Wisconsin 54650 at which time they will consider an 
application submitted by Paul Borsheim of Borton Construction, Inc., 2 Copeland Avenue,  Suite 201,             
La Crosse, WI  54601 on behalf of Marvin Wanders of Stizo Development, LLC., PO Box 609, La Crosse, WI  
54602-0609 for review and consideration of request for a Conditional Use Permit (CUP) for the purpose of 
allowing vehicle sales/repairs at the property located at 207 Marcou Road, Onalaska, WI  54650. 
 

Property is more particularly described as: 
  Computer Number:  18-3627-2 

Section 11, Township 16, Range 07 
 

CERTIFIED SURVEY MAP NO. 44 VOL 16 LOT 4 DOC NO. 1646629 SUBJ TO 
RESTR IN DOC NO. 1644763 & SUBJ TO ESMTS AS SHOWN ON CSM DOC NO. 
1646629 & SUBJ TO RESTR IN DOC NO. 1646694 & T/W & SUBJ TO ESMT IN 
DOC NO. 1647662 

 
YOU ARE FURTHER NOTIFIED that the City of Onalaska Plan Commission will hear all persons interested 
their agent or attorney concerning this matter. 
 
More detailed information on this item will be posted to the City of Onalaska website www.cityofonalaska.com 
the Friday before the scheduled meeting under Agendas & Minutes/Plan Commission.  This posting will contain 
the Plan Commission Agenda and all attachments referencing this item. 
 
Dated this 6th day of April, 2018. 
 
Cari Burmaster 
City Clerk   

http://www.cityofonalaska.com/




CITY OF ONALASKA 
 

STAFF REPORT 
   Plan Commission – April 24, 2018 
  
 
Agenda Item: Public Hearing & Consideration of a rezoning request. 
 
Applicant/Owner: Terry Weiland, 600 L Hauser Road, Onalaska, WI 54650 
 
Parcel Number: 18-4511-301 
 
Site Location: 2201 Abbey Road, Onalaska, WI 54650 
 
Existing Zoning:  Single Family Residential (R-1) District  
 
Neighborhood   Properties within 250 feet of the properties in question includes a variety of 
Characteristics: residential dwellings (single family homes in the Town of Onalaska), attached 

townhomes, apartment buildings, and mini-storage warehouses. 
  
Conformance with  The Comprehensive Plan identifies this area as Mixed Density Residential. 
Land Use Plan:  This district is intended for residential units. Higher density residential 

development may be appropriate in locations adjacent to transportation corridors, 
commercial areas, and schools. 

 
Background:  The applicant is the owner of the property and intends to construct a four-unit 

townhome/row house development on the northern portion of the property.  
Potentially, in the future additional development may occur on this parcel and at 
that time, additional zoning permits (as needed) will be obtained by the owner.  
Such developments may include further subdividing the parcel to allow for two 
(2) twindo parcels and another parcel with a five-unit townhome/row house. 

 
 The property owner will be required to obtain a Site Plan Permit and comply with 

the Unified Development Code (landscaping, parking, green space requirements, 
setbacks, etc.) and obtain all required permits from other relevant state agencies 
prior to construction activities. 

 
Action Requested: As a public hearing will be held, testimony from the public should be listened to 

and considered before deciding on the requested rezoning application. 
 
 

Agenda Item: 
 

# 8 



 
 

 
 
 
 
 
 
 
 

 
 
Agenda Item 8:   
 
Public Hearing and Consideration of a Rezoning application fi led by Terry 
Weiland, 600 L Hauser Road, Onalaska, WI 54650 to rezone a parcel at 2201 Abbey 
Road, Onalaska, WI 54650, from Single Family Residential (R-1) District to Multi-
Family Residential (R-4) District for the purpose of constructing a four (4) unit 
townhome/row house (Tax Parcel #18-4511-301).  

 
1. Rezoning Fee of $300.00 (PAID). 

 
2. A Park Fee of $922.21 per unit x 4 units = $3,688.84 dollars to be paid to the City prior to 

obtaining a Building Permit. 
 

3. Payment of East Avenue North Sanitary Sewer Fee: $1,140.00 per acre * 2.35 acres = $2,679.00 
dollars to the City prior to obtaining a Building Permit. 
 

4. Topography Map Fee: $10.00 per acre * 2.35 acres = $23.50 dollars to the City prior to obtaining 
a Building Permit. 
 

5. Street right-of-way for a future street must be dedicated along south parcel line or 
owner/developer to work with City for dedication of street right-of-way in a new location. Future 
street must be installed to City standards. – NEW CONDITION 
 

6. Landscaping screening required along the northern boundary to screen residential dwellings 
through the use of evergreens, deciduous material, fencing or an action similar in nature.  Plant 
names and sizes to be indicated on a landscaping plan.  Plant screening shall be sufficient to 
provide year-round screening within three (3) years of installation and any plant material which 
does not live shall be replaced within six (6) months.  Screening must effectively obscure view 
from adjacent residential areas.  The minimum width of the screened area to the north shall be 
ten (10) feet.  If fencing is to be used, owner/developer shall submit fence detail to Land Use 
Development Director for review and approval. – NEW CONDITION 
 

7. One (1) tree per twenty-five (25) feet of street frontage required on the boulevard of all streets.  
Trees will be required to be planted prior to issuance of Occupancy Permit.  Overall site 
landscaping to also include one (1) square foot of landscaping per ten (10) square feet of “parking 
area”. – NEW CONDITION 
 

8. Outdoor lighting installations shall not be permitted closer than three (3) feet to an abutting 
property line and shall not exceed fifteen (15) feet in height and shall be adequately 
downcast, shielded and hooded so that no excessive glare or illumination is cast upon the 
adjoining properties. – NEW CONDITION 
 

9. Exterior storage is prohibited. 

REQUEST FOR ACTION & POSSIBLE CONSIDERATION BY 
PLAN COMMISSION: 
 

April 24, 2018 
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10. Site Plan Permit required for new development in advance of building permit applications, 
including detailed architectural plans, landscape, drainage, erosion control, and other required 
information/plans (fire accessibility, hydrant locations, etc.). Any future improvements to these 
parcels may be subject to additional City permits (i.e., building permits). 
 

11. 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. 
 

12. 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. 
 

13. 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. 
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PUBLIC HEARING NOTICE 
BEFORE THE CITY OF ONALASKA 

PLAN COMMISSION 
 

Please take notice that the City Plan Commission for the City of Onalaska will hold a 
public hearing on: 
 

TUESDAY, APRIL 24, 2018 
APPROX. 7:30 P.M. 

(or immediately following public hearing at 7:20PM) 
 

in Onalaska City Hall, 415 Main Street, Onalaska, WI  54650, at which time they shall 
consider an application filed by Terry Weiland, 600 L Hauser Road, Onalaska, WI  
54650,who is requesting to rezone a parcel from R-1 (Single Family Residential District) 
to R-4 (Multi-Family Residential District) to facilitate the construction of a four unit 
townhome/rowhouse on the property located at 2201 Abbey Road, Onalaska, WI 54650.  
 
Property is more particularly described as:   

Computer Number:  18-4511-301  
Section 29, Township 17, Range 07 

 
N1/2 OF PRT SW-SE BEG NW COR S 940.5FT E 231FT N 940.5FT W 231FT 
TO POB EX CSM NO. 139 VOL 15 DOC NO. 1625124 SUBJ TO 10FT ESMT 
IN V837 P792 

 
YOU ARE FURTHER NOTIFIED that the City of Onalaska Plan Commission will hear 
all persons interested, their agent or attorney, concerning this matter. 
 
More detailed information on this item will be posted to the City of Onalaska website 
www.cityofonalaska.com the Friday before the scheduled meeting under Agendas & 
Minutes/Plan Commission.  This posting will contain the Plan Commission Agenda and 
all attachments referencing this item. 
 
Dated this 6th day of April, 2018. 
   
Cari Burmaster 
City Clerk 

http://www.cityofonalaska.com/




CITY OF ONALASKA 
 

STAFF REPORT 
   Plan Commission – April 24, 2018 
  
 
Agenda Item: Consideration of a Downton Planned Unit Development (D-PUD) request  

– Final Implementation Plan. 
 
Applicant: Jeffery Moorhouse, on behalf of Onalaska United Methodist Church,  

212 4th Avenue North, Onalaska, WI 54650 
 
Property Owner: Onalaska United Methodist Church, 212 4th Avenue North, Onalaska, WI 54650 
 
Parcel Numbers: 18-229-0, 18-228-0, 18-233-0, 18-234-0, 18-232-0, &18-231-0. 
 
Site Location: 212 4th Avenue North, 222 4th Avenue North, 412 Locust Street, 418 Locust 

Street, 213 5th Avenue North, 415 King Street, Onalaska, WI 54650 
 
Existing Zoning:  Combination of Single Family Residential and Public & Semi-Public Districts 
  
Conformance with The Comprehensive Plan classifies these properties as “Downtown Mixed Use  
Comprehensive Plan: District” and “Institutional District” which are intended for a mixture of uses 

including residential, personal service, commercial, institutional and civic uses. 
 
Background: 
This Downton Planned Unit Development (D-PUD) request is to facilitate a three-phase development to 
Onalaska United Methodist Church located at 212 4th Avenue North, Onalaska.  The properties in 
question are all owned by the United Methodist Church and the alley that separates said parcels is in the 
process of being vacated and the land given to United Methodist Church.  Phase 1 of the development 
includes providing better access to the facility with a covered canopy entrance, new vestibule, and 
bathrooms to serve guests.  Phase 2 of the development moves the existing Fellowship Hall to the main 
floor to be on the same level as the Sanctuary, which allows for additional lower level entrance and 
classroom space.  Phase 3 of the development includes repurposing the single family homes on their 
property.  This Final Implementation Plan (FIP) will only be for Phases 1 & 2 and Phase 3 will have its 
own FIP in the future.  According to the applicant, it is estimated that Phases 1 & 2 will have a 
construction value of $3,500,000.00 dollars and the significant community services offered by United 
Methodist Church are increasingly beneficial to the public and community members. 
 
The tentative schedule for implementation is as noted below: 

• Phase 1: 2018 construction/completion. 
• Phase 2: 2025 construction/completion. 
• Phase 3: 2030 construction/completion. 

 
Downtown Planned Unit Development (D-PUD)  
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.  D-PUDs shall be on a tract of 
land not less than one-quarter (1/4) acre of land (10,890 square feet).  This development exceeds the 
minimum standard. 
 

Agenda Item: 
 

# 9 
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Standards for Review: 
The following development and design standards are used to review D-PUDs defined in Section 13-3-18 
of the Unified Development Code.  Applicant requests and staff comments on each criterion are bulleted. 

(a) Permitted Uses.  
• Proposed uses include the following (more detailed list found in applicant letter): 

o Single family dwellings (attached/detached), community living arrangements, multi-
family dwellings (including senior housing & other special needs housing), family 
daycare/nurseries, preschool/centers school-age daycare, food-related services 
(neighborhood grocery, food pantry, farmers market, bakery, café, coffee shop), retail 
uses (stationary store, gift shop, book store, artist studio), personal services 
(music/dance/exercise studio, professional office, medical clinic), cultural uses (library, 
community meeting facility (non-commercial in nature), community center, auditorium, 
warming shelter, public emergency shelter), club/fraternity/lodge user, church and place 
of worship, educational facility, open spaces uses, manufacture/packaging of 
confection/jewelry, public facility, and parking facilities. 

(b) Conditional Uses:  
• None Proposed.  

(c) Density: 
(1) Effect on adjacent properties:  The major proposed change includes the removal of one (1) 

single family residence to facilitate Phase 1. 
• Properties west, north, and east of the proposed D-PUD are single-family residential 

dwellings and parking lot owned by United Methodist Church. 
• Properties south of the proposed D-PUD include the City Hall, City Hall parking lot, and 

a funeral home.  
(2) Adequacy of public & private services/infrastructure: 

• This plan includes the vacation of the alleyway separating United Methodist Church 
parcels which is currently underway.  Existing utilities (water & sewer) are sufficient for 
Phases 1 – 3.  Phase 1 will include a new water service that will be able to provide for a 
fire sprinkler system (part of Phase 2 development). 

(3) Overall design. 
• Architectural renderings of the final product are included in the packet. As Phases 1 & 2 

(and potentially Phase 3) will require Site Plan Review, architecture is reviewed as part 
of the overall project.  The addition appears to complement existing architecture of 
United Methodist Church (colors/materials). 

(4) Scale and massing of structures. 
• Phases 1 & 2 are possible as part of vacating the alley which allows the additions to 

occur in a manner that is appropriate to the surrounding development. 
(5) Building elevations and setbacks. 

• The attached site plan notes particular setbacks, details provided in Section (d) below. 
Colored building elevations have been provided for Plan Commission review.  

(6) Landscaping, screening and buffering. 
• The overall development will include new green space between the existing church 

building and the parking area and in place of the residence at 215 5th Avenue North. 
(7) Open space provision and design. 

• Currently, there is a play/open area on the eastern side of the church and the 
aforementioned additional green spaces will be added as part of Phase 1.  All other 
existing green space around the perimeter of the facility is proposed to remain. 

(8) Retention of natural, cultural, and historic resources.  
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• Not applicable to this project. 

 
(d) Setbacks. Setbacks may vary in D-PUD’s. 

• Each structure will have one (1) street designated as “front” with a twenty-five (25) foot 
setback.  All other sides (even if abutting a street) will not follow the twenty-five (25) foot 
setback.  Side yard setbacks have a minimum of five (5) foot setback.  Zero (0) foot setback 
for rear yards.   

• In order to ensure that the structures and pavement do not occupy 100% of the site, the 
proposed includes a total maximum building area (including canopies) of forty percent (40%) 
of the site. Total parking and drive areas shall not exceed thirty percent (30%) of total site. 

• Proposed Parking Garage Credit: For every required parking space that is relocated to “below 
Grad” parking either under created green space or below building footprint, the allowable 
building footprint may be increased by 625 SF. 

(e) Building Height: 
• Proposed overall height is three (3) stories, not including basements or parking structures that 

may be partly or fully below grade. 
• Church Steeple – overall height is 65 feet. However, steeple shall be designed to fit into the 

architecture of the building. 
(f) Environmental Design: 

• The purpose of the Phase 1 & 2 developments is to provide ADA accessibility to the public.  
The projects have been designed to accommodate the unique slope/elevation changes found 
on the properties in question.  

(g) Open Space: 
• Overall, the proposed open space for the D-PUD is thirty percent (30%) which provides for 

general green space, playground and shelter space, and biofilters that serve stormwater 
purposes on-site. 

(h) Architecture: 
• The City will require complete architectural plans and renderings as part of the Final 

Implementation Plan.  Included in the D-PUD are the proposed building elevations which 
remain in character with the existing facility. 

(i) Parking: 
• Parking on-site is proposed to be a minimum of thirty-six (36) parking stalls, without 

exceeding the proposed parking and drive maximum pavement of thirty percent (30%) of the 
site.  Currently, there are approximately 66 parking stalls serving this facility (36 on property 
and 30 in the parking lot at 505 King Street). 

(j) Street, Utilities, Drainage: 
• No new public improvements are proposed.  New water service as part of Phase 1 

development which should satisfy service needs for future fire safety services of Phase 2. 
(k) Circulation/Access: 

• Entire block is served by sidewalks and multiple connections to the sidewalks occur 
throughout the site. 

(l) Landscaping: 
• Site Plan indicates landscaped areas. One (1) ash tree will be removed and replaced as part of 

the development. 
(m) Signs: 

• Currently, three (3) monument signs exist at the facility which shall remain.  Said signs may 
be updated or reconstructed in their current locations provided the following occur: 

o Character of the sign remain consistent with building architecture; 
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o Foundation of any replacement not to exceed existing foundation by more than ten 

percent (10%); 
o Sign(s) not placed closer to adjacent right-of-way than current sign(s); 
o Any sign reconstruction shall be made to comply with the physical conditions of the 

sign ordinance for size, area, brightness, height, or any properties required of the sign 
as contained in Section 13-6-24; 13-6-25; &13-6-20 of the City of Onalaska Sign 
Ordinance. 

 
Attachments: 

- Applicant Letter describing D-PUD. 
- Applicant Letter for Project Overview. 
- Applicant Letter D-PUD Uses/Review Standards. 
- Phase 1 Materials: 

o Site, Grading, Utility, and Landscaping Plans; 
o Floor Plans and Building Elevations. 

- Phase 2 Materials: 
o Site, Grading, and Landscaping Plans. 
o Floor Plans and Building Elevations. 

- Appendix A Materials: 
o Phases 1 & 2 Site Plans. 

- Application Packet (D-PUD application and checklist). 
 
Action Requested:  
Consideration on the requested Final Implementation Plan for the D-PUD application. 
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Agenda Item 9:   
 
Review and Consideration of a Final Implementation Plan (FIP) for a Downtown 
Planned Unit Development (D-PUD) application fi led by Jeffery Moorhouse, of 
Onalaska United Methodist Church, 212 4th Avenue North, Onalaska, WI 54650, for 
the purpose of expanding United Methodist Church uti l izing a three-phased approach 
which include the following parcels located at 212 4th Avenue North, 222 4th Avenue 
North, 412 Locust Street, 418 Locust Street,  213 5th Avenue North, and 415 King 
Street (18-229-0, 18-228-0, 18-233-0, 18-234-0, 18-232-0, & 18-231-0).  
 

1. Site Plan review will be required prior to construction of Phase 1 and Phase 2. If any major 
modifications to Phases 1 & 2 are proposed, City Staff may submit said changes to the Plan 
Commission for consideration. 
 

2. Final Implementation Plan for Phase 3 is required prior to re-purposing the Single Family Residences 
on site as noted in the attached documentation.  Site Plan review may be required prior to executing 
Phase 3. 
 

3. Owner/developer to abide by the Airport Overlay Height Zoning Ordinance and obtain any necessary 
permits from the City of Onalaska and/or City of La Crosse as needed. 
 

4. All erosion control BMPs (Best Management Practices) to be installed prior to the start of any 
construction activities.  Swale areas/stormwater ponds to be dug prior to start of construction and prior 
to initial grading to act as sediment traps.  Track pad(s) to be installed with a minimum of 3 to 6 inch 
stones, one (1) foot deep and fifty (50) feet in length.  All disturbed areas to have black dirt placed and 
seeded within seven (7) days of disturbance. 
 

5. As-builts of all utility work required to be submitted to the Engineering Department. 
 

6. Owner/developer to submit final, colored renderings of all four (4) sides of proposed buildings noting 
architectural elevations with details and materials to be approved by the Planning Department. 

 
7. 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. 

 
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 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: 
 

April 24, 2018 
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PROJECT FINAL IMPLEMENTATION PLAN - PROJECT OVERVIEW 
 
The Methodist Church of Onalaska is seeking improvements to our facilities to enhance and to 
continue to serve our community.  As a church, we have continued to plan our future and adapt to the 
changing needs of those we service.  Some of this has been a long term component of our planning 
efforts while some is newly conceived.  However, with the multiple properties and uses necessary to 
carry out our mission, new more appropriate zoning is required.  We are seeking a D-PUD to achieve 
this objective. 

 
Our current plan is set to three Phases of Development.  Phase I is an addition to provide better, safer 
access to our building.  Phase II moves our Fellowship Hall to the main floor to be at the same level as 
our Sanctuary.  This also provides additional lower level entrance and classrooms.  Phase III is less 
specific but is based on the expected useful life of the two remaining single family homes on our 
property.  As they near this end, they will require repurposing, rebuilding or removal.  A more specific 
final development plan will be created for those components.  As single family homes, they currently 
satisfy a reasonable mission objective for us.  These properties will continue as homes for the 
foreseeable future in the short term. 
 

 
FINAL IMPLEMENTATION PLAN REQUIREMENTS 
 
A. Scaled Map:  The maps included for each phase are to scale but are reduced to fit into this 

document. Sheet 1 for Phase 1 and Phase 2 are the project site plans. 

B. The Pattern of Circulation:   This can be seen on the site plans.  Sidewalks, driveways, and 
streets are all shown on the documents. 
 

C. Detailed Lot Layout:  The site plans also show our lot lines proposed.  This is basically the house 
on the northwest corner (4th and Locust) remains on its own lot while the balance of the block 
is proposed to be joined into a single second lot. 
 

D. Locations of Buildings:  All proposed buildings are shown on the site plans. 
 

E. Architectural Elevations:  These are included in the documents for each Phase.  The drawings 
follow the various site plans that have been included. 
 

F. Master Grading and Drainage Plans:  Detailed grading plans are included with the site plans for 
each phase. 

 
.
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G. Utility Plans:  Most of the building is already served by utilities.  However and new sewer and 
water service (including fire protection service) is included with Phase 1 which will serve the 
needs of Phase 2.  Building fire protection is included in Phase 2. 
 

H. Open Space Plan:  Item G of our GDP sets open space at 30% for our project which meets the 
minimum 15%. 
 

I. Master Landscape Plan:  This is part of the Phase 1 and Phase 2 site plan documents.  The key 
on the plan shows which trees are existing or proposed.  The plans also indicate lawn and 
landscaped areas. 
 

J. Proof of Financial Treatment:  It is our understanding that this is not applicable for this project. 
 

K. Economic Analysis:  An economic analysis is included on page 4 of the GDP in Appendix A. 
 

L. Project Schedule:  An overall schedule of the development is included on page 4 of the GDP.  
However, Phase 1 is expected to start site preparation work May 15th with Phase 1 being 
complete by October 26th, 2018.  
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PROJECT OVERVIEW 
The Methodist Church of Onalaska is seeking improvements to our facilities to enhance and to 
continue to serve our community.  As a church, we have continued to plan our future and adapt to the 
changing needs of those we service.  Some of this has been a long term component of our planning 
efforts while some is newly conceived.  However, with the multiple properties and uses necessary to 
carry out our mission, new more appropriate zoning is required.  We are seeking a D-PUD to achieve 
this objective. 

 
Our current plan is set to three Phases of Development.  Phase I is an addition to provide better, safer 
access to our building.  Phase II moves our Fellowship Hall to the main floor to be at the same level as 
our Sanctuary.  This also provides additional lower level entrance and classrooms.  Phase III is less 
specific but is based on the expected useful life of the two remaining single family homes on our 
property.  As they near this end, they will require repurposing, rebuilding or removal.  A more specific 
final development plan will be created for those components.  As single family homes, they currently 
satisfy a reasonable mission objective for us.  These properties will continue as homes for the 
foreseeable future in the short term. 
 

 
GENERAL DEVELOPMENT PLAN STANDARDS 
 
A. PERMITTED USES: 

(1) One (1) family dwelling. 
(2) Community living arrangements.  
(3) Family day care homes.  
(4) Zero (0) lot line housing. 
(5) Single-family attached dwellings, including duplexes, townhouses, row houses. 
(6) Multi-family dwellings, including senior housing. 
(7) Special needs housing, such as community living arrangements and assisted living facilities. 
(8) Rest Homes, nursing homes, homes for the aged and clinics, and such similar facilities, 

Children's nurseries, daycare centers, preschool , centers and school-age daycare programs 
(9) Food related services (neighborhood grocery store, food pantry, farmers market, bakery, 

café, or coffee shop).  
(10) Retail uses (stationery store; gift shop, book store; studio and shop for artists and artisans). 
(11) Services (day care center; music, dance or exercise studio; professional office, or medical 

clinic). 
(12) Cultural uses (library, community meeting facility, community center, auditorium, warming 

shelter, public emergency shelter). 
(13) Clubs, fraternities, lodges and meeting places of a non-commercial nature 
(14) Church and place of worship related uses. 
(15) Educational facility.
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(16) Open Space Uses (passive recreation, park, or playground).  
(17) Manufacture and packaging of confection or jewelry. 
(18) Parking facilities 
(19) Public facilities  

 

B.  CONDITIONAL USES:  None 

C.  DENSITY 
1. In relation to adjacent properties, our facilities will not appear contextually different.  Our site 
is currently occupied by a substantial structure and most of the proposed building activity is 
located in the middle of the project site.  The greatest change will be in Phase I on the east side of 
the project.  This is because the house located at 213 5th Avenue North is being removed to allow 
for the Phase I construction. 
2. City services to the project are adequate as we are not anticipating increased demand for 
sewer and water. The exception to this is in Phase II, we will be adding a fire sprinkler system to 
the entire Church Building.  Service for this is adequate once a new water service is installed as 
part of the Phase I work. 
3. The design of the building phases has been done to tie into the look of the existing building.  
Architectural renderings are included in our submittal. 
4. The scale and massing of the proposed additions are demonstrated in the drawings and are 
appropriate for the building. 
5. Building drawings included in the submittal show the elevations and site drawings demonstrate 
compliance with proposed setbacks. 
6. Additional green space is being added where appropriate.  Added green space will be replacing 
the 213 5th Avenue house.  New green space is incorporated between the church building and the 
parking where there is none now. 
7. Open space is being preserved in reasonable proportion to the building and parking.  Site plans 
indicate green space being provided.  Perimeter green space remains virtually unchanged by the 
project. 
8. There are no natural or historic resources here needing preservation. 

 
D.  SETBACKS 

Front:   
Each structure in the D-PUD shall have a one street designated as ‘front.’  This setback for 
the front shall be 25’. 

Side yard:   
Sides, other than front, shall have a minimum setback of 5 feet. 

Rear yard:   
None 

Area: 
1.  Total maximum building area (including canopies) shall not exceed 40% of the 
D-PUD site. 
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2.  Total parking and drives shall not exceed 30% of the D-PUD site. 
3.  Parking garage credit: For every required parking space that is relocated to 
“below Grade” parking either under created green space or below building 
footprint, the allowable building footprint may be increased by 625 SF. 

 
       E.  BUILDING HEIGHT 

1.  3 stories not including basements or parking structures that may be partly or fully below 
grade. 
2.  Church Steeple – 65’ height limit.  However, steeple shall be designed to fit into the 
architecture of the building. 
 

       F.  DESIGN WITH THE ENVIRONMENT 
We have specifically worked with the changing elevations of our site to arrive at a unique 
and sensitive plan; providing important access for those in our community with physical and 
mobility challenges. 
 

G.  OPEN SPACE 
We are proposing open space for 30% of our site.  This is important to us because of our 
need for a playground and shelter.  We also have two biofilters that are preserved in Phase I 
with one being relocated in Phase II. 
 

H.  ARCHITECTURE 
The project design is under contract with the local architectural firm HSR Associates.   
We will be submitting specific architectural drawings depicting the character of our 
proposal as part of the Final Development Plan process. 

 
I. PARKING 

Parking on-site shall include a minimum of 36 spaces without exceeding the proposed 
maximum parking and driveway pavement for the site of 30%. 

         
        J. STREETS, UTILITIES, AND DRAINAGE 
            No public improvements are proposed. 
 
        K. CIRCULATION/ACCESS 

The facilities are connected to the public sidewalk system at multiple locations.  The 
church worked with the city recently to establish sidewalks around the entire block. 

 
L.  LANDSCAPING 

Landscaped areas are shown on our submittal site plan.  No hardwood trees are being 
removed with this project except one Green Ash which will be suitably replaced.  
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M. SIGNS  
 We show on our plans existing signs.  There are three.  We propose that these be 

allowed to remain at these locations.  All three are monument type structures.  These 
may be updated or reconstructed at their current locations provided the following: 

1. The character of the sign shall remain consistent with the building 
architecture. 

2. The foundation of any replacement shall not exceed the existing foundation 
by more than 10%. 

3. The sign shall not be placed closer to any adjacent right-of-way than the 
current sign. 

4. Any sign reconstruction shall be made to comply with the physical conditions 
of the sign ordinance for size, area, brightness, height, or any properties 
required of the sign as contained in Section 13-6-24; 13-6-25; & 13-6-20 of 
the City of Onalaska Sign Ordinance. 

 
ECONOMIC ANALYSIS OF THE DEVELOPMENT 
It is estimated that Phases I and II of the development will have a construction value of 
$3,500,000.  Even though this does not have a direct tax benefit to the city, our church offers 
significant beneficial community services and support for citizens that is an important part of a 
healthy and happy community. 
 
TENATIVE SCHEDULE 
  Phase I – complete in 2018 
  Phase II – complete in 2025 
      Phase III – complete in 2030 
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CITY OF ONALASKA 
 

STAFF REPORT 
   Plan Commission – April 24, 2018 
  
 
Agenda Item: Consideration of a non-substantial alteration change for the Theater Road 

Center PCID. 
 
Applicant: Paul Borsheim of Borton Construction, Inc., 2 Copeland Avenue, 

Suite 201, La Crosse, WI 54601 
 
Property Owner: Time Enterprise, INC, PO Box 155, West Salem, WI 54669 
   
Parcel Number: 18-3580-5 
 
Site Location: Along Theater Road (eastern side) 
 
Existing Zoning:  Light Industrial (M-1) District with Planned Commercial Industrial District 

(PCID) Overlay 
 
Background:   
This request is to review and determine whether the proposed changes to the Theater Road Center 
PCID constitute a substantial alteration.  The applicant proposes a 3,201 square foot addition to the 
rear of Brenengen Facility to allow additional service bays and a detailing station. The exterior of the 
proposed addition will be required to match the existing facility façade.  City Staff intend to begin 
the process of reviewing the site plan request contingent upon approval to the proposed project. 
 
Action Requested: Consideration of the non-substantial change (as determined by the Plan 

Commission Sub-Committee) to the Theater Road Center PCID. 

Agenda Item: 
 

# 10 



 

 

 



 

 





 
 

 
 
 
 
 
 
 
 

 
 
Agenda Item 10:   
 
Consideration of a non-substantial change to the Theater Road Center PCID 
located at 531 Theater Road, submitted by Paul Borsheim of Borton Construction, 
Inc., 2 Copeland Avenue, Suite 201, La Crosse, WI 54601, on behalf of Time 
Enterprise, INC, PO Box 155, West Salem, WI 54669 (Tax Parcel #18-3580-5).  
 
 

1. Applicant shall comply with original PCID conditions of approval. 
 

2. Obtain a Site Plan Permit for proposed development prior to any construction activities. 
 

3. Obtain sign permits for all individual sign replacements and/or re-faces. 
 

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: 
 

April 24, 2018 
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