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The Meeting of the Plan Commission of the City of Onalaska was called to order at 7:00 p.m. on 1 
Tuesday, January 22, 2019.  It was noted that the meeting had been announced and a notice 2 
posted at City Hall. 3 
 4 
Roll call was taken, with the following members present:  Mayor Joe Chilsen, Ald. Jim Binash, 5 
City Engineer Jarrod Holter, Jan Brock, Skip Temte, Craig Breitsprecher, Steven Nott 6 
 7 
Also Present:  City Administrator Eric Rindfleisch, Deputy City Clerk JoAnn Marcon, Planning 8 
Manager Katie Aspenson 9 
 10 
Excused Absence:  Paul Gleason 11 
 12 
Item 2 – Approval of minutes from previous meeting 13 
 14 
Motion by Craig, second by Ald. Binash, to approve the minutes from the previous meeting as 15 
printed and on file in the City Clerk’s Office. 16 
 17 
On voice vote, motion carried. 18 
 19 
Item 3 – Public Input (limited to 3 minutes per individual) 20 
 21 
Mayor Chilsen called three times for anyone wishing to provide public input and closed that 22 
portion of the meeting. 23 
 24 

Consideration and possible action on the following items: 25 
 26 
Item 4 – Public Hearing: Approximately 7:00 P.M. (or immediately following Public Input) 27 
– Consideration of the proposed project plan, boundaries and creation of Tax Incremental 28 
District No. 5 29 
 30 
Katie said the City of Onalaska received a Tax Incremental Financing District Application 31 
Request from Marvin Wanders of Three Sixty Real Estate Solutions, LLC to create Tax 32 
Incremental District No. 5 for a mixed-use development on blighted City of Onalaska-owned 33 
property located at 200 Court Street, Court Street South, 300 Court Street South, and 400 Court 34 
Street South.  Katie noted the Joint Review Board had met January 9 and discussed the proposed 35 
project plan for TID No. 5.  Katie said that following the public hearing, the requested action is 36 
to consider the creation of TID No. 5 for the approval of the proposed draft project plan, 37 
boundaries and adoption of Resolution 4-2019.  Katie said Sean Lentz, Senior Municipal 38 
Advisor for Ehlers will give a presentation this evening. 39 
 40 
Sean Lentz noted Plan Commission members have in their possession the plan as well as a 41 
handout detailing the executive summary of the plan.  Sean directed commission members’ 42 



 
Plan Commission 
of the City of Onalaska 
Tuesday, January 22, 2019 
2 

Reviewed 1/29/19 by Katie Aspenson 
 

attention to page 3 of the handout, which explains tax increment financing and shows the parcels 43 
that would be included in the district, and he said the crucial elements in determining the 44 
property that would be in the district include: 45 
 46 

• Ensuring it is a contiguous area. 47 
• Ensuring it is entirely within the corporate boundaries of the city. 48 
• Determining the current taxable valuation of the property, or the base value. 49 

 50 
Sean described TID No. 5 as being unique in that all the property is currently owned by the City 51 
of Onalaska.  As a result, the base value for the district will be zero.  Sean directed commission 52 
members’ attention to the chart included on page 3 and said had there been any base value in this 53 
instance, that value, even after the creation of the TIF, continues to be taxed by all the taxing 54 
jurisdictions, which then receive the revenue.  Sean explained that tax increment financing does 55 
not pull away revenue from any of the existing taxing districts, including the City of Onalaska.  56 
Sean said the unique aspect of creating a TID is that from the point of its creation through its life, 57 
any new value that is developed on that property, up and above the base value, is considered 58 
increment value.  Increment value is taxed at the same rate as all the property in the city.  59 
However, Sean said what is different is where the tax revenue on that increment value goes.  60 
Instead of it going to each of the taxing jurisdictions, all of the tax revenue (the City of 61 
Onalaska’s share, the Onalaska School District’s share, Western Technical College’s share, La 62 
Crosse County’s share) is directed to a separate fund managed by the City of Onalaska.  Sean 63 
said that continues for the life of the TID either until the maximum term of that particular type of 64 
district has reached its endpoint, all the costs have been paid back, or the Common Council votes 65 
to close the TID.  Once the TID is closed, the increment value ceases to be captured and 66 
separated, and it then becomes part of the tax base of the City of Onalaska, La Crosse County, 67 
the Onalaska School District, and Western Technical College. 68 
 69 
Sean directed commission members to page 4 of the handout and noted it lists the different types 70 
of expenditures allowed to be incurred and paid back by revenues that go into the special TID 71 
fund.  The list includes: 72 
 73 

• Property acquisition 74 
• Infrastructure improvements 75 
• Cash grants or development incentives that require a development agreement to be 76 

created 77 
• Contributions to the Community Development Authority 78 
• Remediation of environmental challenges 79 
• Projects within half a mile of the district 80 

 81 
Sean directed commission members to page 5 of the handout, which shows a map of the 82 
property, and he said he and city staff had discussed what type of district would be the ideal fit.  83 
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Sean said a Blight Elimination District is the best fit, and he explained that at least 50 percent of 84 
the property must meet the blight analysis performed by the city.  Sean said the goal is to convert 85 
the property, which currently has zero taxable value, increase the tax base, provide new housing 86 
options, redevelop the waterfront, engage in urban renewal projects through the utilization of TIF 87 
funds flowing to the CDA, and then perform urban renewal projects both within the district and 88 
within one-half mile of the district. 89 
 90 
Sean said projects funded by cash grants are included in the plan, as are redevelopment 91 
incentives through a “pay as you go” financing model.  TIF projects are commonly financed 92 
either by the “pay as you go” approach or the traditional approach.  Sean said this project has 93 
elements of both approaches.  Marvin Wanders’ proposed project for which he is seeking TIF 94 
assistance, the Great River Residences, is being considered utilizing the “pay as you go” 95 
approach.  This means Marvin Wanders would incur the TID-eligible costs up front, but the 96 
agreement with the City of Onalaska would state if new value is generated on the site and new 97 
tax revenue comes in, the city would collect the revenue, pay it back to Marvin Wanders over a 98 
period of years to reimburse him for the TIF-eligible costs.  Sean said infrastructure 99 
improvements such as the lift station, waterfront improvements, parking ramp, and CDA urban 100 
renewal projects fall under the traditional approach.  This means the city would incur costs either 101 
through advances from other city funds or potentially with the issuance of debt.  Then, as tax 102 
increment is available, the city utilizes that tax increment to pay back the debt or the internal 103 
advances.  104 
 105 
Sean referred to the final point on page 5 and said that projects need to be in the project plan in 106 
order to be to be tax increment eligible.  However, Sean also said being in the project plan does 107 
not mean both the Plan Commission and the Common Council have approved those projects.  108 
Sean explained it means a plan has been created that would allow both bodies to approve making 109 
projects eligible to be financed and repaid utilizing tax increment revenues.  Sean explained the 110 
normal process would be utilized for approving infrastructure projects, incentives, or 111 
development agreements. 112 
 113 
Sean directed commission members to page 6 of the handout, which shows a projection of the 114 
revenue that is expected to be generated in the TID.  Sean said preliminary projections for the 115 
Great River Residences project show the expected current taxable value on the site is expected to 116 
increase from zero to $9,930,701.  If the Great River Residences are constructed and completed 117 
in 2019, the project would be valued as of January 1, 2020.  With the revenues the city collects in 118 
2021, the tax revenue on the $9,930,701 would go to the TID No. 5 fund.  Sean said that at the 119 
current tax rate, the estimated annual revenue from the increase in value would be approximately 120 
$206,000 a year.  Sean said revenue may be collected over the maximum life of the TID, 121 
meaning 27 years to 2047.  Sean noted that term potentially could be shortened, but he said the 122 
plan in its current state shows it existing over the entire term. 123 
 124 
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Craig asked Sean if the city may terminate the term of this TIF package earlier than 2047 if it 125 
chooses to do so. 126 
 127 
Sean told Craig yes, but he also said that if both the Plan Commission and the Common Council 128 
entered into a development agreement that required the city to make payments from the TIF, it is 129 
typical for those agreements to state the city is committed to keeping the district open until all of 130 
the particular payments have been repaid in full.  Sean said, “If you make those sort of 131 
commitments beyond that, yes, you would have the flexibility to close the district early should 132 
you choose to do that.” 133 
 134 
Sean directed commission members to page 7 of the handout and said Ehlers is showing the 135 
revenue stream coming into a cash flow model for TID No. 5.  Sean said the chart shows 136 
preliminary financing forecasts both for the “pay as you go” portion and the traditional portion 137 
he had discussed earlier.  Sean referred to the “Municipal Revenue Obligation” column and said 138 
that through preliminary discussions regarding the development agreement, revenue would be 139 
taken from the site and an incentive totaling $1,650,000 would be paid back over the front end of 140 
the life of the TID.  Sean referred to the “Repayments to General Fund Advance” column and 141 
explained these costs would be incurred by the city for what is expected to be waterfront 142 
improvements, a lift station, parking, and contributions to the CDA to perform urban renewal 143 
within one-half mile of the district and within the district.  Sean noted this model shows the 144 
district runs through 2047, its maximum term, and expenses are repaid over the life of the 145 
district.  Sean said if the city were to decide not to proceed with some of the additional projects,  146 
and if the city did not need the full term to pay itself back for some of the expenses, it would be 147 
an example of the city potentially deciding it had accomplished everything it wanted to with the 148 
district and then closing the TID early. 149 
 150 
Sean directed commission members to page 8 of the handout, which includes the preliminary 151 
timeline, and said the Common Council will discuss the creation of TID No. 5 at its February 12 152 
meeting if the Plan Commission approves Resolution 4-2019 this evening.  The Joint Review 153 
Board has established February 27 as a preliminary meeting date to vote on the creation of TID 154 
No. 5, pending Plan Commission approval this evening and Common Council approval February 155 
12. 156 
 157 
Ald. Binash noted Marvin Wanders seeks to recover $1,650,000 from the district, and he asked if 158 
the interest will be in addition to or part of the $1,650,000. 159 
 160 
Sean told Ald. Binash this model is reflective of what Marvin Wanders seeks at this time.  Sean 161 
also said it incorporates the principal $1,650,000 and the interest until it is paid back in full.  162 
Sean added both currently are incorporated in the plan. 163 
 164 
Jan asked Sean to explain the CDA contribution. 165 
 166 
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Sean told Jan there is an area of the State of Wisconsin Statutes that discusses the Community 167 
Development Authority, and he said he believes the CDA is empowered to work anywhere in the 168 
City of Onalaska.  Sean explained the CDA may engage in projects that establish goals of 169 
potential redevelopment, and he cited the example of the CDA acquiring a building, repairing it, 170 
leasing it out to a tenant, and ultimately selling the building to said tenant.  Sean said the CDA 171 
also could acquire property, establish a goal of improving it, and possibly attract an employer 172 
that would operate in the building.  Sean said the CDA also can assume the responsibility of 173 
financing infrastructure projects either located within the TID or one-half mile of the TID.  The 174 
CDA also may create an incubator building.  Sean said the advance goes from the TIF to the 175 
CDA to help it further its goals. 176 
 177 
Mayor Chilsen opened the public hearing and called for anyone wishing to speak in favor of the 178 
proposed project plan, boundaries and creation of Tax Incremental District No. 5. 179 
 180 
Mayor Chilsen called three times for anyone wishing to speak in favor of the proposed project 181 
plan, boundaries and creation of Tax Incremental District No. 5 and closed that portion of the 182 
public hearing. 183 
 184 
Mayor Chilsen called three times for anyone wishing to speak in opposition to the proposed 185 
project plan, boundaries and creation of Tax Incremental District No. 5 and closed the public 186 
hearing. 187 
 188 
Item 5 – Resolution 4-2019 – Designating Proposed Boundaries and Approving a Project 189 
Plan for Tax Incremental District No. 5, City of Onalaska, Wisconsin 190 
 191 
Motion by Craig, second by Ald. Binash, to advance Resolution 4-2019 – Designating Proposed 192 
Boundaries and Approving a Project Plan for Tax Incremental District No. 5, City of Onalaska, 193 
Wisconsin – to the February 12 Common Council meeting. 194 
 195 
Katie noted this is a resolution that is made by the Plan Commission and said the Plan 196 
Commission is not asking the Common Council to approve it.  Rather, the Plan Commission is 197 
approving Resolution 4-2019, and Katie said that action is recommending approval of TID No. 5 198 
to the Common Council. 199 
 200 
Motion by Craig, second by Ald. Binash, to amend the previous motion and approve Resolution 201 
4-2019 – Designating Proposed Boundaries and Approving a Project Plan for Tax Incremental 202 
District No. 5, City of Onalaska, Wisconsin. 203 
 204 
On roll call vote:  Mayor Joe Chilsen – aye, Ald. Jim Binash – aye, City Engineer Jarrod Holter – 205 
aye, Jan Brock – aye, Skip Temte – aye, Craig Breitsprecher – aye, Steven Nott – aye.  Motion 206 
carried. 207 
 208 
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Item 6 – Review and Consideration of a request by John Pierce of HOM Furniture, Inc. to 209 
host two (2) thirty (30)-day tent sale events in 2019 at 9519 State Road 16, Onalaska, WI 210 
54650 (Tax Parcel #18-3625-4) 211 
 212 
Katie said the City of Onalaska allows outdoor sales and displays as a permitted accessory use in 213 
certain zoning districts, subject to the following condition: “Outdoor displays, sales areas, and 214 
temporary tents are limited to 30 days per calendar year unless otherwise approved by the City 215 
Plan Commission.  Temporary tent(s) may be installed for a maximum of 180 days annually.”  216 
Katie said city staff received a request from HOM Furniture on November 28, 2018 to exceed 217 
the 30-day tent sale limit at its Onalaska location.  HOM Furniture generally holds two tent sales 218 
annually: one from mid-May to June, and one from August through Labor Day weekend.  Katie 219 
said staff recommends approving HOM Furniture’s request to have a maximum of two 30-day 220 
tent sale events at 9519 State Road 16, conditioned upon obtaining a tent permit for each event 221 
from the Onalaska Inspection Department. 222 
 223 
Motion by Craig, second by Skip, to approve a request by John Pierce of HOM Furniture, Inc. to 224 
host two (2) thirty (30)-day tent sale events in 2019 at 9519 State Road 16, Onalaska, WI 54650 225 
(Tax Parcel #18-3625-4), conditioned upon obtaining a tent permit for each event from the 226 
Onalaska Inspection Department. 227 
 228 
On voice vote, motion carried. 229 
 230 
Item 7 – Review and Consideration of a request to extend the Final Plat submittal 231 
requirement for one year, as requested by Kevin Fry, on behalf of Elmwood Partners, 1859 232 
Sand Lake Road, Onalaska, for the 4th Addition to the Country Club Estates Plat (Tax 233 
Parcels #18-3566-100 & 18-4479-0) 234 
 235 
Katie noted the Common Council had approved the Preliminary Plat, which consisted of 56.46 236 
acres and 23 lots, on March 13, 2012.  Katie also noted the Common Council had approved a 237 
one-year extension for the Final Plat Submittal on February 13, 2018.  Such submittals are 238 
required to be submitted no later than 36 months after filing the requirement of a preliminary 239 
plat.  Katie said the applicant is requesting a one-year extension through February 11, 2020 that 240 
would allow continuation of the 4th Addition to the Country Club Estates Plat. 241 
 242 
Motion by Steven, second by Craig, to approve a request to extend the Final Plat submittal 243 
requirement for one year, as requested by Kevin Fry, on behalf of Elmwood Partners, 1859 Sand 244 
Lake Road, Onalaska, for the 4th Addition to the Country Club Estates Plat (Tax Parcels #18-245 
3566-100 & 18-4479-0). 246 
 247 
Skip asked why there is a one-year limit “when we can see here this is going into five years.  If 248 
the one year is good, then we shouldn’t approve it after a couple of years.  If it’s a good idea to 249 
approve it this time, maybe we should look at changing the extension from just being one year to 250 
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being some other multiple of years.” 251 
 252 
Katie noted the Zoning Ordinance requires a maximum of a one-year extension and said this is 253 
why the applicant must keep returning annually.  However, Katie also noted the city has begun 254 
rewriting its Unified Development Code and said the city is able to address this topic and modify 255 
the timeline as seen fit. 256 
 257 
Craig asked Kevin Fry if he sees any changes occurring in the near future. 258 
 259 
Kevin Fry, Elmwood Partners 260 
1859 Sand Lake Road 261 
Onalaska 262 
 263 
Kevin told Plan Commission members Elmwood Partners appreciates their patience and said, 264 
“We do continue to evaluate it, and we feel it is still merited with everything that has been done 265 
out at the [La Crosse] Country Club to see this moving forward.  The biggest thing is ‘when’ and 266 
‘how much?’.  We do continue to evaluate it, and if we feel at that time it is not warranted we 267 
will not ask for this extension.” 268 
 269 
Craig asked Kevin if Elmwood Partners’ focus regarding the type of development is still similar 270 
to what it was in 2012. 271 
 272 
Kevin said, “I don’t want to say we set a precedent, but we’ve kind of set the feeling for what’s 273 
going to happen on that side of the golf course. … Our intent is for that western part is to 274 
continue with what we have.” 275 
 276 
Skip asked Kevin if he had read an article in the Wall Street Journal regarding homes located on 277 
golf courses. 278 
 279 
Kevin said no. 280 
 281 
Skip suggested that Kevin read it and said the article states the individuals who had purchased 282 
homes on golf courses are now encountering difficulties with selling them. 283 
 284 
On voice vote, motion carried, 6-0, with one abstention (Jan Brock). 285 
 286 
Item 8 – Review and Consideration of a Final Implementation Plan for a Planned Unit 287 
Development (PUD) application submitted by Jacob Burch of Logistics Development 288 
Group, LLC, 2102 State Hwy. 16, La Crosse, WI 54601 for a new residential subdivision to 289 
contain eighteen (18) buildable lots for single-family dwellings located at “State Road 16” 290 
at the end of Crestwood Lane, Onalaska, WI 54650 (Tax Parcel #9-13-5) 291 
 292 
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1. Park Fee of $922.21 (per unit) due prior to issuance of building permit for each buildable 293 
lot.  18 total lots * $922.21/unit = $16,599.78. 294 
 295 

2. Topography Map fee of $10.00 (per acre). $10/acre X 23.16 acres = $231.60 to be paid 296 
prior to obtaining a Building Permit. 297 
 298 

3. Development is contingent upon City installation of water booster station along 299 
Crestwood Lane.  Installation of water booster station is contingent upon City funding the 300 
project through the City of Onalaska Capital Improvements Budget, receiving necessary 301 
permits and approvals, and obtaining lands for the water booster station. 302 
 303 

4. Owner/developer to be aware that City water system provides service to elevation 930’; 304 
meeting Wisconsin DNR minimum pressure requirements.  Owner/developer to be aware 305 
Wisconsin DNR minimum water pressure supplied at a main is 35 psi, which occurs at 306 
elevation 930’ in the City of Onalaska High Zone Service.  Water pressure for owner 307 
satisfaction in a typical residential home is higher than the Wisconsin DNR minimum.  308 
Lots 13-18 building pad and home elevations will exceed water service elevation for 309 
water system.  Owner/developer to supply City with written plan for water service to 310 
these lots.  Owner/developer is required to inform all lot buyers of water pressures within 311 
the Crestwood Estates Development.  NEW CONDITION 312 
 313 

5. All infrastructure design for development to be approved by the City Engineer.  Review 314 
of street widths and pavement cross section with final approval by the City Engineer. 315 
 316 

6. Phasing of construction of infrastructure in development to be coordinated with City 317 
infrastructure installation along Crestwood Lane. 318 
 319 

7. Final Implementation Plan to be submitted for review and approval prior to any 320 
development activities. 321 
 322 

8. Owner/developer shall record with the La Crosse County Register of Deeds the legal 323 
description of the Planned Unit Development and the Conditions of Approval tied to the 324 
development.  These conditions shall not lapse or be waived as a result of any subsequent 325 
change in ownership of tenancy. 326 
 327 

9. If in the future the owner/developer creates Declaration of Covenants, Conditions and 328 
Deed Restrictions, etc. that at a minimum address maintenance, repair, and replacement 329 
of parking lots/private drives, the buildings including all common areas and green spaces, 330 
stormwater management/easement areas, as well as any ownership or use restrictions for 331 
parcel/development; a copy shall be provided to the Planning Department and recorded at 332 
the La Crosse County Register of Deeds.  Any amendments to the aforementioned 333 
document to be recorded at the La Crosse County Register of Deeds and a copy provided 334 
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to the Planning Department. 335 
 336 

10. Master Grading and Stormwater plan to be reviewed & approved by the City Engineer. 337 
 338 

11. Thirty (30) percent slopes to be identified on a plan and also indicate a ten (10) foot 339 
buffer surrounding the identified slopes.  Building pads/residences/structures may not 340 
infringe upon this area.  UPDATED CONDITION 341 
 342 

12. Owner/developer to submit a digital and hard copy of the WIDNR NR 216/NOI 343 
application, permit, approval letter and associated data prior to construction to the 344 
Engineering Department.  A City Erosion Control Permit for greater than one (1) acre of 345 
land disturbance is required before any earth moving activities occur.  Permit to be 346 
reviewed and approved a minimum of ten (10) days prior to construction activities. 347 
 348 

13. All erosion control BMPs (Best Management Practices) to be installed prior to the start of 349 
any construction activities.  Swale areas/stormwater ponds to be dug prior to start of 350 
construction and prior to initial grading to act as sediment traps.  Track pad(s) to be 351 
installed with a minimum of 3 to 6-inch stones, one (1) foot deep and fifty (50) feet in 352 
length.  All disturbed areas to have black dirt placed and seeded with seven (7) days of 353 
disturbance. 354 
 355 

14. Master Utility Plan (including any phasing) to be reviewed and approved by the City 356 
Engineer, including a schedule.  Any utilities dedicated to the City of Onalaska shall be 357 
in a dedicated right-of-way, outlot, or easement.  Master Utility Plan to note hydrant 358 
locations. 359 
 360 

15. Land Preservation Plan (landscaping/open space/tree preservation) to be reviewed and 361 
approved by the Planning Department. 362 
 363 

16. Note tree removal/clearing/grubbing limitations on Grading Plan. 364 
 365 

17. City-furnished Inspector required during utility installations and developer to pay costs. 366 
 367 

18. As-builts of all utility work required to be submitted to the Engineering Department 368 
within sixty (60) days of occupancy of each building. 369 
 370 

19. Owner/developer to obtain letters from utility service providers noting that there is 371 
adequate power, natural gas, and telephone/internet services available to serve this 372 
project and provided to the Engineering Department. 373 
 374 

20. All lot pins to be installed at 150’ (maximum interval). 375 
 376 
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21. Recommend 13R sprinkler systems for residences due to anticipated topography, 377 
setbacks of homes of streets and non-direct driveways. 378 

 379 
22. Any future improvements to these parcels may be subject to additional City permits (i.e., 380 

site plan approvals, building permits, zoning approvals).  Owner/developer shall pay all 381 
fees and have all plans reviewed and approved by the City prior to obtaining a building 382 
permit.  Owner/developer must have all conditions satisfied and improvements installed 383 
per approved plans prior to issuance of occupancy permits. 384 
 385 

23. All conditions run with the land and are binding upon the original developer/applicant 386 
and all heirs, successors and assigns.  The sale or transfer of all or any portion of the 387 
property does not relieve the original developer from payment of any fees imposed or 388 
from meeting any other conditions. 389 
 390 

24. Any omissions of any conditions not listed in minutes shall not release the property 391 
owner/developer from abiding by the City’s Unified Development Code requirements. 392 

 393 
Katie said this PUD request is to facilitate the development of a single-family residential 394 
development consisting of 18 lots (approximately 0.8 acres/lot) located in the bluff systems of 395 
eastern Onalaska near Nathan Hill.  The property has been formally annexed into the City of 396 
Onalaska.  The setbacks for each lot are varied to provide the best fit for building pads, driveway 397 
alignments, and site-specific slopes.  The applicant is proposing one shared driveway to serve 398 
two developable lots.  Katie noted the applicant intends to begin utility and roadway construction 399 
in the spring of 2019. 400 
 401 
Katie shared the following Standards for Review for a PUD: 402 
 403 

• Permitted Uses:  All single-family residential 404 
• Conditional Uses:  None proposed 405 
• Density: 406 

o Effect on adjacent properties: Properties north, south, east and west of the 407 
proposed PUD are generally vacant blufflands, farmland, and some single-family 408 
residences 409 

o Adequacy of public & private services/infrastructure: This plan requires new 410 
water, sanitary sewer, and a booster station to provide services to the 18 lots.  411 
Stormwater drainage is expected to be discharged by culverts to existing drainage 412 
channels along natural drainage patterns.  Two infiltration/detention basins are 413 
proposed as part of this plan.  One basin is located outside and west of the 414 
boundary, and there is an existing drainage agreement on record between the 415 
properties (Crestwood Estates and French Valley Development) which includes 416 
provisions to accept drainage from Crestwood Estates.  Plan Commission 417 
members’ packets include a cover letter that provides detailed information 418 
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regarding improvements for water, sanitary sewer, and storm sewer discharge. 419 
o Overall design: Sample building elevations were provided for Plan Commission 420 

review. 421 
o Scale and massing of structures: The development is for one single-family 422 

residence on each lot, with a total of 18 developable lots. 423 
o Building elevations and setbacks: Sample building elevations were provided for 424 

Plan Commission review, and each proposed lot has a specific building pad 425 
location defined on the PUD (and future Preliminary/Final Plats) where 426 
residences/garages, et cetera, may be constructed. 427 

o Landscaping, screening and buffering: A full Land Preservation Plan has been 428 
provided for Plan Commission review and be created to meet all city landscaping 429 
requirements, including preservation of trees within areas of 30 percent slopes and 430 
greater, provisions for a minimum of two trees per lot in the boulevard area with a 431 
mixture of tree species. 432 

o Open space provision and design: The PUD intends to provide the minimum 433 
open space requirement of 15 percent of the developable area (23.16 acres).  434 
These areas are primarily the blufflands within the development. 435 

o Retention of natural, cultural, and historic resources: Not applicable in this 436 
project. 437 

• Setbacks: Each residence is proposed to have a 10-foot setback from Crestwood Lane 438 
right-of-way.  The rear setback for all sites is a minimum of 30 feet, with side yard 439 
setback varying from 10 to 25 feet.  Each lot has specific setbacks noted on the PUD (and 440 
future Preliminary/Final Plats), and show locations for driveways and building pads. 441 

• Building Height: No proposed deviations from Zoning Ordinance. 442 
• Environmental Design: The land pads for each lot have been designed to accommodate 443 

the unique slope/elevation changes found on the properties in question. 444 
• Open Space: No proposed deviations from Zoning Ordinance. 445 
• Architecture: Sample building elevations will be provided for Plan Commission review. 446 
• Parking: No proposed deviations from Zoning Ordinance (two stalls per dwelling 447 

minimum). 448 
• Streets, Utilities, Drainage: As addressed previously, a variety of improvements related 449 

to water, sanitary sewer, storm sewer drainage, and booster station, as well as 450 
improvements to Crestwood Lane, will be required to facilitate this new development.  451 
Driveways are typically non-perpendicular to the street with side houses entries and 452 
slopes less than 15 percent.  The proposed street section is a 32-foot wide urban section 453 
with curb and gutter. 454 

• Circulation/Access: The project site is located at the end of Crestwood Lane and will 455 
extend Crestwood Lane into the development.  The intention is that where Crestwood 456 
Lane will dead end, this road will be extended into the French Valley Development to 457 
provide a second means of access to the site. 458 

• Landscaping: As addressed previously, a full Land Preservation Plan has been provided 459 
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for Plan Commission review, including tree species, slopes less than 30 percent, slopes 460 
greater than 30 percent, and 10-foot boundaries from 30 percent slopes.  The Planning 461 
and Engineering Departments will review the proposed plan to ensure compliance with 462 
city requirements. 463 

• Signs: No proposed deviations from Zoning Ordinance. 464 
 465 
Katie said the Plan Commission is being asked to consider the Final Implementation Plan for the 466 
Crestwood Estates PUD, and she noted there are 24 conditions tied to this item, including one 467 
new condition and one that has been updated. 468 
 469 
Motion by Ald. Binash, second by Craig, to approve with the 24 stated conditions a Final 470 
Implementation Plan for a Planned Unit Development (PUD) application submitted by Jacob 471 
Burch of Logistics Development Group, LLC, 2102 State Hwy. 16, La Crosse, WI 54601 for a 472 
new residential subdivision to contain eighteen (18) buildable lots for single-family dwellings 473 
located at “State Road 16” at the end of Crestwood Lane, Onalaska, WI 54650 (Tax Parcel #9-474 
13-5). 475 
 476 
Skip said that while he wishes the developer good luck with his project, “it seems to me this is 477 
pie in the sky when we look at agenda [Item] No. 7 and the French Valley Development that’s 478 
been before us a number of times.  Good luck to the developer, because I don’t think this is 479 
viable in this economy at this time.” 480 
 481 
On voice vote, motion carried. 482 
 483 
Item 9 – Review and Consideration of a Preliminary Plat submitted by Jacob Burch of 484 
Logistics Development Group, LLC, 2102 State Hwy. 16, La Crosse, WI 54601 for the 485 
Crestwood Estates Development, an 18-parcel lot land division along Crestwood Lane 486 
located at “State Road 16” at the end of Crestwood Lane, Onalaska, WI 54650 (Tax Parcel 487 
#9-13-5) 488 
 489 

1. Preliminary Plat Fee of $200.00 + $25.00 per lot X 18 lots = $650,000 (PAID). 490 
 491 

2. Park Fee of $922.21 (per unit) due prior to issuance of building permit for each buildable 492 
lot.  18 total lots * $922.21/unit = $16,599.78. 493 
 494 

3. Topography Map fee of $10.00 (per acre). $10/acre X 23.16 acres = $231.60 to be paid 495 
prior to obtaining a Building Permit. 496 
 497 

4. Contingent upon approval of the Final Implementation Plan for the Planned Unit 498 
Development by the Common Council. 499 
 500 

5. Development is contingent upon City installation of water booster station along 501 
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Crestwood Lane.  Installation of water booster station is contingent upon City funding the 502 
project through the City of Onalaska Capital Improvements Budget, receiving necessary 503 
permits and approvals, and obtaining lands for the water booster station. 504 
 505 

6. Owner/developer to be aware that City water system provides service to elevation 930’; 506 
meeting Wisconsin DNR minimum pressure requirements.  Owner/developer to be aware 507 
Wisconsin DNR minimum water pressure supplied at a main is 35 psi, which occurs at 508 
elevation 930’ in the City of Onalaska High Zone Service.  Water pressure for owner 509 
satisfaction in a typical residential home is higher than the Wisconsin DNR minimum.  510 
Lots 13-18 building pad and home elevations will exceed water service elevation for 511 
water system.  Owner/developer to supply City with written plan for water service to 512 
these lots.  Owner/developer is required to inform all lot buyers of water pressures within 513 
the Crestwood Estates Development.  NEW CONDITION 514 
 515 

7. All infrastructure design for development to be approved by the City Engineer.  Review 516 
of street widths and pavement cross section with final approval by the City Engineer. 517 
 518 

8. Phasing of construction of infrastructure in development to be coordinated with City 519 
infrastructure installation along Crestwood Lane. 520 

 521 
9. Owner/developer shall record with the La Crosse County Register of Deeds the legal 522 

description of the Planned Unit Development and the Conditions of Approval tied to the 523 
development.  These conditions shall not lapse or be waived as a result of any subsequent 524 
change in ownership of tenancy. 525 
 526 

10. If in the future the owner/developer creates Declaration of Covenants, Conditions and 527 
Deed Restrictions, etc. that at a minimum address maintenance, repair, and replacement 528 
of parking lots/private drives, the buildings including all common areas and green spaces, 529 
stormwater management/easement areas, as well as any ownership or use restrictions for 530 
parcel/development; a copy shall be provided to the Planning Department and recorded at 531 
the La Crosse County Register of Deeds.  Any amendments to the aforementioned 532 
document to be recorded at the La Crosse County Register of Deeds and a copy provided 533 
to the Planning Department. 534 
 535 

11. Master Grading and Stormwater plan to be reviewed & approved by the City Engineer. 536 
 537 

12. Thirty (30) percent slopes to be identified on a plan and also indicate a ten (10) foot 538 
buffer surrounding the identified slopes.  Building pads/residences/structures may not 539 
infringe upon this area.  UPDATED CONDITION 540 
 541 

13. Owner/developer to submit a digital and hard copy of the WIDNR NR 216/NOI 542 
application, permit, approval letter and associated data prior to construction to the 543 
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Engineering Department.  A City Erosion Control Permit for greater than one (1) acre of 544 
land disturbance is required before any earth moving activities occur.  Permit to be 545 
reviewed and approved a minimum of ten (10) days prior to construction activities. 546 
 547 

14. All erosion control BMPs (Best Management Practices) to be installed prior to the start of 548 
any construction activities.  Swale areas/stormwater ponds to be dug prior to start of 549 
construction and prior to initial grading to act as sediment traps.  Track pad(s) to be 550 
installed with a minimum of 3 to 6-inch stones, one (1) foot deep and fifty (50) feet in 551 
length.  All disturbed areas to have black dirt placed and seeded with seven (7) days of 552 
disturbance. 553 
 554 

15. Master Utility Plan (including any phasing) to be reviewed and approved by the City 555 
Engineer, including a schedule.  Any utilities dedicated to the City of Onalaska shall be 556 
in a dedicated right-of-way, outlot, or easement.  Master Utility Plan to note hydrant 557 
locations. 558 
 559 

16. Land Preservation Plan (landscaping/open space/tree preservation) to be reviewed and 560 
approved by the Planning Department. 561 
 562 

17. Note tree removal/clearing/grubbing limitations on Grading Plan. 563 
 564 

18. City-furnished Inspector required during utility installations and developer to pay costs. 565 
 566 

19. As-builts of all utility work required to be submitted to the Engineering Department 567 
within sixty (60) days of occupancy of each building. 568 
 569 

20. Owner/developer to obtain letters from utility service providers noting that there is 570 
adequate power, natural gas, and telephone/internet services available to serve this 571 
project and provided to the Engineering Department. 572 
 573 

21. All lot pins to be installed at 150’ (maximum interval). 574 
 575 

22. Recommend 13R sprinkler systems for residences due to anticipated topography, 576 
setbacks of homes of streets and non-direct driveways. 577 

 578 
23. Any future improvements to these parcels may be subject to additional City permits (i.e., 579 

site plan approvals, building permits, zoning approvals).  Owner/developer shall pay all 580 
fees and have all plans reviewed and approved by the City prior to obtaining a building 581 
permit.  Owner/developer must have all conditions satisfied and improvements installed 582 
per approved plans prior to issuance of occupancy permits. 583 
 584 

24. All conditions run with the land and are binding upon the original developer/applicant 585 
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and all heirs, successors and assigns.  The sale or transfer of all or any portion of the 586 
property does not relieve the original developer from payment of any fees imposed or 587 
from meeting any other conditions. 588 
 589 

25. Any omissions of any conditions not listed in minutes shall not release the property 590 
owner/developer from abiding by the City’s Unified Development Code requirements. 591 

 592 
Katie said the Preliminary Plat request is to facilitate the development of a single-family 593 
residential development consisting of 18 lots (approximately 0.8 acres/lot) located in the bluff 594 
systems of eastern Onalaska near Nathan Hill.  The General Development Plan for the PUD has 595 
been approved both by the Plan Commission and the Common Council, and the Final 596 
Implementation Plan is under review.  Katie noted both the proposed Preliminary Plat and the 597 
Preliminary Plat Application are included in commission members’ packets.  Katie said the 598 
action being requested is consideration of the proposed Preliminary Plat for Crestwood Estates, 599 
and she noted there are 25 conditions tied to this item.  As was the case for Item 8, there is one 600 
new condition and one that has been updated. 601 
 602 
Motion by Ald. Binash, second by Skip, to approve with the 25 stated conditions a Preliminary 603 
Plat submitted by Jacob Burch of Logistics Development Group, LLC, 2102 State Hwy. 16, La 604 
Crosse, WI 54601 for the Crestwood Estates Development, an 18-parcel lot land division along 605 
Crestwood Lane located at “State Road 16” at the end of Crestwood Lane, Onalaska, WI 54650 606 
(Tax Parcel #9-13-5). 607 
 608 
Craig said he hopes the developer will take seriously Condition No. 22, which pertains to the 609 
installation of sprinkler systems, stating, “I know we’ve taken a position we don’t require that, 610 
but it would be nice to see somebody actually take that seriously so that we don’t have to do 611 
something like that in the future.” 612 
 613 
On voice vote, motion carried. 614 
 615 
Item 10 – Review and Consideration of an Invoice from Hoisington Koegler Group, inc. 616 
(HKGi) for UDC/Zoning Ordinance Rewrite Project 617 
 618 
Katie said a copy of the eighth invoice for the UDC/Zoning Ordinance Rewrite Project has been 619 
included in commission members’ packets.  The invoice totals $6,524.80. 620 
 621 
Motion by Ald. Binash, second by Steven, to approve an invoice in the amount of $6,524.80 622 
from Hoisington Koegler Group, inc. (HKGi) for UDC/Zoning Ordinance Rewrite Project. 623 
 624 
On voice vote, motion carried. 625 
 626 
Item 11 – 2019 Meeting Schedule for Plan Commission Sub-Committee and Plan 627 
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Commission 628 
 629 
Katie noted the Common Council had approved the meeting schedule, which has been included 630 
in commission members’ packets.  Katie also noted there might be additional Plan Commission 631 
meetings scheduled due to the UDC/Zoning Ordinance Rewrite Project with HKGi. 632 
 633 
Adjournment 634 
 635 
Motion by Craig, second by Skip, to adjourn at 7:47 p.m. 636 
 637 
On voice vote, motion carried. 638 
 639 
 640 
Recorded by: 641 
 642 
Kirk Bey 643 


