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Plan Commission

of the City of Onalaska
Tuesday, July 28, 2020

1

The Meeting of the Plan Commission of the City of Onalaska was called to order at 7:03 p.m. on
Tuesday, July 28, 2020. It was noted that the meeting had been announced and a notice posted at
City Hall.

Roll call was taken, with the following members present: Mayor Kim Smith, Ald. Tom Smith,
Assistant City Engineer Kevin Schubert (for City Engineer Jarrod Holter), Jan Brock, Amber
Pfaff, Skip Temte

Also Present: City Administrator Eric Rindfleisch, Planning Manager Katie Aspenson, City
Attorney Amanda Jackson

Excused Absences: City Engineer Jarrod Holter, Craig Breitsprecher

Item 2 — Approval of minutes from previous meeting

Motion by Skip, second by Ald. T. Smith, to approve the minutes from the previous meeting as
printed and on file in the City Clerk’s Office.

On voice vote, motion carried.

Item 3 — Public Input (limited to 3 minutes per individual)

Mayor K. Smith called three times for anyone wishing to provide public input and closed that
portion of the meeting.

Consideration and possible action on the following items:

Item 4 — Public Hearing: Approximately 7:00 P.M. (or immediately following Public Input)
to consider an Annexation Petition submitted by Kraig and Marcella Leppert, W6750
Cloverdale Road, Onalaska, WI 54650 to annex W6750 Cloverdale Road from the Town of
Onalaska to the City of Onalaska (Tax Parcel #10-2365-0)

1. Annexation Application Fee: $300.00 dollars (PAID).

2. Payment of East Avenue North Sanitary Sewer Fee: $1,204 per acre * .51 acres =
$614.04 dollars.

3. Topography Map Fee - $10 per acre * 0.51 acres = $10 dollars minimum fee.
4. Park Fee - $922.21 dollars per residential unit.

5. Payment of North Abbey Road Zone Charges:
Reviewed 8/5/2020 by Zach Peterson
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a. Water and Sewer Hook-up Charges: $7,663.00 dollars per hook-up and
b. Street Improvement Fee: $2,616.00 dollars per hook-up.

6. Annexed land to be placed in the R-1 Low Density Residential Zoning District.

7. Owner/developer must notify City prior to any utility connection to City-owned utilities
takes place.

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

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

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

Katie said the property located at W6750 Cloverdale Road is directly adjacent to Abbey Road,
which is recently annexed right of-way. The applicant is requesting that this 0.51-acre parcel be
annexed into the City of Onalaska. The property currently is on a well and a failing septic
system. The need for utilities is the basis for the annexation petition. The City should approve
proposals for annexation into the City of Onalaska only when meeting the following utilities and
community facilities criteria, or if other important community goals are met:

e The area proposed for annexation has access to or can be easily connected to areas
already served by the City, thereby allowing efficient delivery of services, facilities and
utilities.

e The increased tax base and overall benefit to the City of approving the annexation
outweigh the actual financial impact on the community for providing police, fire, road
maintenance and other public improvements and services to the annexation area.

Katie noted a public hearing will be held this evening and said city staff has brought forth 10
conditions of approval for this development.

Mayor K. Smith opened the public hearing and called for anyone wishing to speak in favor of the
Annexation Petition.

Marcella Leppert stated she and her husband, Kraig, support the Annexation Petition.
Reviewed 8/5/2020 by Zach Peterson



85
86
87
88
89
90
91
92
93
94
95
96
97
98
99
100
101
102
103
104
105
106
107
108
109
110
111
112
113
114
115
116
117
118
119
120
121
122
123
124
125
126

Plan Commission

of the City of Onalaska
Tuesday, July 28, 2020
3

Mayor K. Smith called three times for anyone else wishing to speak in favor of the Annexation
Petition and closed that portion of the public hearing.

Mayor K. Smith called three times for anyone wishing to speak in opposition to the Annexation
Petition and closed the public hearing.

Motion by Ald. T. Smith, second by Skip, to approve with the 10 stated conditions an
Annexation Petition submitted by Kraig and Marcella Leppert, W6750 Cloverdale Road,
Onalaska, WI 54650 to annex W6750 Cloverdale Road from the Town of Onalaska to the City of
Onalaska (Tax Parcel #10-2365-0).

Jan asked if the city has to go parcel-by-parcel in this area as individuals express a desire to be
annexed into the City of Onalaska even though the city has annexed the right-of-way in that area.

Katie told Jan the city is entertaining friendly annexations and said the city is not actively
seeking annexations. Katie said the Lepperts approached the city about annexing their property
due to their need for utilities, which the City of Onalaska has the ability to offer them.

On voice vote, motion carried.

Item 5 — Public Hearing: Approximately 7:10 P.M. (or immediately following Public
Hearing at 7:00 P.M.) to consider a Preliminary Plat filed by Jacob Burch of Logistics
Development Group, LLC, 2102 State Hwy. 16, L.a Crosse, W1 54601 for the Crestwood
Estates Plat, a 15-parcel lot land division along Crestwood Lane located at “State Road 16”
at the end of Crestwood Lane, Onalaska, WI 54650 (Tax Parcel #18-4483-1)

1. Preliminary Plat Fee of $200.00 + $25.00 per lot x 15 lots = $575.00 dollars (PAID).

2. US HWY 16 Sanitary Sewer of $887.00/acre x 17.646 acres = $15,652.00 to be paid
prior to City signing Final Plat. Note: if the fee increases in the future, the property owner
will be required to pay the increased fee at the time of the development.

3. Crestwood Booster Station Area Fee = $2,266.00/acre x 17.646 acres = $39,985.84.00 to
be paid prior to City signing Final Plat.

4. Park Fee of $922.21 (per unit) due prior to issuance of building permit for each buildable
lot. Anticipated 22 units for overall development. Note: if the fee increases in the future,
the property owner will be required to pay the increased fee at the time of the
development.

5. Topography Map fee of $10.00 (per acre) $10/acre x 23.16 acres = $231.60 dollars to be
Reviewed 8/5/2020 by Zach Peterson
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10.

11.

12.

13.

14.

paid prior to City signing Final Plat.

Adhere to all conditions of the Crestwood Estates Planned Unit Development (PUD) as
approved by the Common Council on February 12, 2019 and the PUD Amendment
approved by the Common Council on June 8, 2020.

Water booster station construction has been delayed and it is projected it may not be
available for use until end of 2020 (date has not been confirmed). Building permits for
structures can be issued but no final occupancy will be issued until City has water booster
station is in service.

Applicant to note on Planned Unit Development and subsequent replatting documents,
shared driveway easements where applicable.

Owner/developer to be aware that City water system provides service to elevation 930’;
meeting Wisconsin DNR minimum pressure requirements. Owner/developer to be aware
Wisconsin DNR minimum water pressure supplied at a main is 35 psi, which occurs at
elevation 930’ in the City of Onalaska High Service Zone. Water pressure for owner
satisfaction in a typical residential home is higher than the Wisconsin DNR minimum.
Lots 10-15 building pad and home elevations will exceed service elevation for water
system. Owner/developer to supply City with written plan for water service to these lots.
Owner/developer is required to inform all lot buyers of water pressures within the
Crestwood Estates development.

Residential dwellings and driveways to be located in the areas noted as “building pad”
and “driveways” on the Final Plat. If modifications are to be made to proposed location
the owner/developer shall either (a) follow traditional zoning setbacks for the Low
Density Residential (R-1) Zoning District or (b) amend the Crestwood Estates Planned
Unit Development on a lot-by-lot basis with Plan Commission and Common Council
approval.

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

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

Master Grading and Stormwater plan for subdivision to be reviewed & approved by the
City Engineer. Note tree removal / clearing / grubbing limitations on Master Grading
Plan.

Owner/developer shall record with the La Crosse County Register of Deeds, the legal

Reviewed 8/5/2020 by Zach Peterson
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15.

16.

17.

18.

19.

20.

21.

description of the Planned Unit Development and the Conditions of Approval tied to the
development (Final Implementation Plan) and Final Plat and Conditions of Approval and
a copy provided to the Planning Department. These conditions shall not lapse or be
waived as a result of any subsequent change in ownership of tenancy.

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

Thirty (30) percent slopes to be identified on Final Plat and a ten (10) foot buffer
surrounding the identified slopes. Building pads/residences/structures may not infringe
upon this area.

Tree/Land Preservation Plan (landscaping/open space/tree preservation) to be reviewed
and approved by the Planning Department. A minimum of two (2) trees to be installed in
the boulevard area per lot prior to issuance of individual occupancy permits. Trees to be a
minimum of 1% caliper (measured by diameter as breast height).

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

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.

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

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

Reviewed 8/5/2020 by Zach Peterson
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22.

23.

24.

25.

26.

27.

28.

29.

30.

As-builts of all utility work required to be submitted to the Engineering Department
within sixty (60) days of occupancy of first residential dwelling.

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

All lot pins to be installed at 150” (maximum interval).

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

Provided the Final Plat is approved by the City of Onalaska and Wisconsin Department
of Administration and after “Lot 9” is assigned a Tax Parcel Number. Applicant to apply
to rezone “Lot 9” as indicated in the proposed attachment from R-1 District to the R-3
District to allow the construction of up to eight (8) units on a single parcel.

Once “Lot 9” has been appropriately zoned to the R-3 District, applicant shall submit a
Condominium Plat in accordance with Chapter 703, Wis. Stats. for approval by the
Wisconsin Department of Administration. Applicant to provide all associated
documentation submitted the Department of Administration to the City of Onalaska.

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.

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.

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.

Katie said the Preliminary Plat request is to facilitate the development consisting of a 15-parcel
development located in the bluff systems of eastern Onalaska near Nathan Hill. Fourteen of the
parcels will contain single-family residences, and one parcel is expected to contain a
condominium association allowing the installation of four twindos with shared access. The
Common Council approved the Planned Unit Development Amendment on June 8, 2020 as the
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253
254
255
256
257
258
259
260
261
262
263
264
265
266
267
268
269
270
271
272
273
274
275
276
277
278
279
280
281
282
283
284
285
286
287
288
289
290
291
292

Plan Commission

of the City of Onalaska
Tuesday, July 28, 2020
7

first step to facilitate the overall development. Additional steps to follow include the
consideration of Crestwood Estates Final Plat and a Rezoning application from R-1 to the R-3
Zoning District which allows up to eight units per parcel. Subsequently, the applicant will be
required to apply for a Condominium Plat with the Department of Administration. Katie noted a
public hearing will be held this evening and said city staff is bringing forward 30 conditions of
approval.

Mayor K. Smith opened the public hearing and called for anyone wishing to speak in favor of the
Preliminary Plat.

Mayor K. Smith called three times for anyone wishing to speak in favor of the Preliminary Plat
and closed that portion of the public hearing.

Mayor K. Smith called three times for anyone wishing to speak in opposition to the Preliminary
Plat and closed the public hearing.

Motion by Ald. T. Smith, second by Skip, to approve with the 30 stated conditions a Preliminary
Plat filed by Jacob Burch of Logistics Development Group, LLC, 2102 State Hwy. 16, La
Crosse, WI 54601 for the Crestwood Estates Plat, a 15-parcel lot land division along Crestwood
Lane located at “State Road 16 at the end of Crestwood Lane, Onalaska, W1 54650 (Tax Parcel
#18-4483-1).

Skip told Mayor K. Smith three different blocks had lit up when she asked if there was anyone
who wanted to speak during the public hearing, but he had not heard anyone speak. Skip asked
if that was due to technical difficulties.

Mayor K. Smith asked if anyone who is listening is now able to speak.

Clarence Newberry told commission members he would like to address Item 7 and said he was
testing to see if they are able to hear him.

Commission members told Clarence they are able to hear him.
Ald. T. Smith asked if there had been a concern regarding entering and exiting the parcel as well
as Fire Department coverage, and he also asked if city staff is comfortable that that is covered

with the Preliminary Plat.

Katie said Condition No. 25 is a recommendation, but not a requirement, that 13R sprinklers be
installed for residences.

Reviewed 8/5/2020 by Zach Peterson
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Jan noted new homes are being constructed on Timbercrest Drive, and also that this area had
received a significant amount of runoff due to the storms that occurred in the area. Jan asked
Kevin if this will be an issue for the individuals residing below the development.

Kevin said it potentially could be an issue if a storm brings a significant amount of precipitation,
and he told Jan he knows from the frequent inspections the city has performed during
construction that two stormwater ponds were created. Kevin said it is his understanding the
stormwater ponds have held during all the weather events that occurred during construction, and
they are in their finalized, stabilized condition. Kevin also said there potentially could be
additional driveways and rooflines, and this is something that could not be designed for if there
is a large storm. Kevin said that to date, the design facilities have held and maintained the
stormwater through all the storm events that have occurred within the development during
construction.

Kevin addressed Condition No. 9 and associated Condition No. 25, telling commission members
this development is being constructed at the upper limits of what the city is able to provide for
water service — not only with the regular pressure, but also fire flow. Kevin said that while the
development has the potential to be appealing with great vistas, the city only will be able to
supply minimum Wisconsin Department of Natural Resources pressure to some of the lots in the
development — both for regular water use within a residence, and the pressure supplied at a fire
hydrant should there be a fire. Kevin noted minimum DNR pressure is not what most people
would consider standard water pressure within a residential municipal dwelling. Residential
pressures range between 60 and 80 psi for most City of Onalaska homes. Kevin noted some of
the residences located on the eastern side of Crestwood Lane extension will only meet the 35 psi
minimum requirement, and he cautioned that residents potentially will not see normal water
pressure they grew accustomed to on municipal surfaces. Kevin noted that ties into Condition
No. 25 regarding the Plan Commission’s recommendation for in-home residential sprinkler
systems to assist with fighting a fire based on the elevation upon which some of these residences
will be constructed.

Jan asked Kevin if that means sprinkler systems still would be effective if there is a fire.

Kevin told Jan sprinkler systems would greatly assist, noting there would be water almost
instantaneously after the fire alarm system was activated. There also would not be a delay in
response times. Kevin noted this development is being constructed in an area that is difficult for
the city to supply standard pressure, and it also is a considerable distance from the Fire
Department. Kevin said that while in-home sprinkler systems might not have the most adequate
pressure seen in municipal dwellings, they would greatly assist in fighting a fire at these
residences.

Jan asked if there is a booster station in the area.

Reviewed 8/5/2020 by Zach Peterson
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Kevin said there is a booster station located at the intersection of Crestwood Lane and Crestwood
Place, and it is designed to supply the minimum pressure to equalize, with a potential future
connection either to another reservoir or the La Crosse Country Club reservoir. Kevin said the
City of Onalaska has set an elevation height to which it feels comfortable serving water to some
of the coulees within the city. Kevin noted this development is being placed at the upper limits
of that elevation.

Ald. T. Smith asked Katie if the developer is agreeable to installing the sprinkler systems.

Katie reminded Ald. T. Smith the Plan Commission is recommending the installation of sprinkler
systems and is not requiring it. Katie noted the conditions of approval will be recorded at the La

Crosse County Register of Deeds related to the Final Plat, and individuals will be able to see that
that condition is listed.

Skip asked Kevin if it would be logical to require the developer to have individual boosters in the
residences.

Kevin told Skip there is the potential that not all the lots within this development are affected by
the elevation, noting some of the lots located in the cul-de-sac will see higher pressure. Kevin
said he believes this would a homeowner’s decision regarding what he/she feels comfortable
with for his/her in-house water pressure. Kevin said some individuals might be content with the
minimum 35 psi and not want to deal with extra mechanical equipment that would be in their
home. Kevin said he believes it is more of a homeowner’s responsibility regarding what they are
comfortable with for his/her water pressure and mechanical systems within his/her home. Kevin
told Skip he believes the city is doing its due diligence by having these conditions and making
the developer aware of some of the city’s concerns with the water pressure. Kevin reiterated he
believes this is ultimately a private property decision.

Skip asked if the city has the ability to require the developer to make buyers aware of the water
pressure.

Kevin told Skip he believes that is part of the conditions and said the city is going on record as
the Plan Commission approves these conditions stating the developer must make individuals
aware of the water pressure that could occur on some of the residential lots. Kevin noted both he
and Jarrod had addressed this topic a week ago, and Kevin said Jarrod had urged him to make
sure he addressed on the record the city’s concerns and some of the limitations it has with the
water pressure in the development.

Jan asked if there is liability on the fire protection, noting she and her husband had substandard

water pressure when they moved into their current residence. Jan said she was told a pumper
truck was the only way a fire could be extinguished if one ever occurred at her home, and she

Reviewed 8/5/2020 by Zach Peterson
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asked if the city would be held liable if it did not require an in-home sprinkler system and the
Fire Department was located a considerable distance from the development.

Kevin reiterated he believes the city is doing all good due diligence with making residence
aware, and he noted the developer is fully aware of the conditions. Kevin also pointed out city
staff has made the developer thoroughly aware via emails, previous meetings, and this meeting
of some of the limitations the city has on certain lots in this area. Kevin further stated he
believes homeowners must do their due diligence in researching this development, and he
referred to Katie’s comments that the conditions of approval will be on record at the La Crosse
County Register of Deeds. Individuals who purchase a lot will have the ability to be aware of
the conditions and know the understandings. Kevin noted some of the lots do meet the minimum
pressure and said the city is not undercutting the Wisconsin DNR’s minimum state code as the
city is able to meet the minimum requirements established by the state. Kevin said, “I believe
the city is doing every effort we can to work with the developer to bring this development in, but
to also make people aware there is lower water pressure on some of these lots.”

On voice vote, motion carried.

Item 6 — Public Hearing: Approximately 7:20 P.M. (or immediately following Public
Hearing at 7:10 P.M.) to consider a rezoning application submitted by Adam Aspenson of
Traditional Trades Inc., 1641 Sand Lake Road, Onalaska WI 54650 on behalf of Elmwood
Partners Limited Partnership, 1859 Sand Lake Road, Onalaska, WI 54650, to rezone
agricultural land and land without a zoning designation to Mixed Use Community (MU-C)
to allow for a new mixed-use development to contain a combination of townhomes, multi-
family dwellings, and commercial uses located at Sand Lake Road, 1500 Sand Lake Road,
and Sand Lake Road, Onalaska, WI 54650 (Tax Parcels # 18-4515-0, 18-4516-0, and 18-

4521-0)
1. Rezoning Fee of $300.00 (PAID).

2. Park Fee of $922.21 (per unit) and Green Fee of $638.47/acre will be due prior to
obtaining a Building Permit, as applicable. Note: if the Green/Park Fees increase in the
future, the property owner will be required to pay the increased Green/Park Fees at the
time of the development.

3. [If future lot divisions are to occur, applicant/owner to a Certified Survey Map and/or
Preliminary and Final Plats as applicable, as approved by the Common Council.

4. Any future improvements to this property will be subject to additional City permits (Site
Plan, Building Permits, etc.).

5. Owner/developer shall pay all fees and have all plans reviewed and approved by the City
Reviewed 8/5/2020 by Zach Peterson
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prior to obtaining a building permit. Owner/developer must have all conditions satisfied
and improvements installed per approved plans prior to issuance of occupancy permits.

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

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

Katie said properties within 250 feet of the properties in question include a combination of single
family, multi-family dwellings (apartments/condominiums), and commercial (office/personal
service). The Comprehensive Plan identifies this area in the Mixed Use District “Smart Growth
Areas.” Katie noted the applicant intends to rezone 1500 Sand Lake Road, Sand Lake Road,
Sand Lake Road (land without a zoning designation) along Sand Lake Road from the
Agricultural (A-1) zoning district to Mixed-Use Commercial (MU-C). The purpose of the
rezoning is to allow for a mixture of mixed-use development of multifamily housing
(rowhouses/apartments) combined with commercial uses. It is the intention that the existing
parcels will be re-organized and subdivided in the future to facilitate the above the development.
This rezoning is consistent with the City of Onalaska’s Comprehensive Plan. Katie noted a
cover letter and conceptual map were included in commission members’ packets. If approved by
the Plan Commission and Common Council, the applicant intends to return with a Planned Unit
Development application in the subsequent months. Katie noted a public hearing will be held
tonight and said there are seven conditions of approval tied to this development.

Mayor K. Smith opened the public hearing and called for anyone wishing to speak in favor of the
rezoning application.

Adam Aspenson
1641 Sand Lake Road
Onalaska

Adam stated he is in favor of this mixed-use development and said he believes this project will
complement the surrounding neighbors while bringing a warm and inviting mixed-use area to the
community. Adam told commission members he is available to answer any questions they might
have.

Mayor K. Smith called three times for anyone else wishing to speak in favor of the rezoning
application and closed that portion of the public hearing.

Reviewed 8/5/2020 by Zach Peterson
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Mayor K. Smith called three times for anyone wishing to speak in opposition to the rezoning
application and closed the public hearing.

Motion by Ald. T. Smith, second by Skip, to approve with the seven stated conditions a rezoning
application submitted by Adam Aspenson of Traditional Trades Inc., 1641 Sand Lake Road,
Onalaska WI 54650 on behalf of ElImwood Partners Limited Partnership, 1859 Sand Lake Road,
Onalaska, WI 54650, to rezone agricultural land and land without a zoning designation to Mixed
Use Community (MU-C) to allow for a new mixed-use development to contain a combination of
townhomes, multi-family dwellings, and commercial uses located at Sand Lake Road, 1500 Sand
Lake Road, and Sand Lake Road, Onalaska, W1 54650 (Tax Parcels # 18-4515-0, 18-4516-0, and
18-4521-0).

Skip noted he had examined the FEMA flood zone map due to concerns he had regarding a flood
zone in this area, and he pointed out the flood zone is north of County Highway S and not in this
area.

On voice vote, motion carried.

Item 7 — Public Hearing: Approximately 7:30 P.M. (or immediately following Public
Hearing at 7:20 P.M.) to consider a rezoning application submitted by Nick Roush of
Roush Rentals, LL.C, 1707 La Crosse Street, L.a Crosse, WI 54601 on behalf of C.C . of La
Crosse, Inc., PO Box 1625, La Crosse, WI 54602, to rezone Light Industrial District to
Mixed Use High Density Residential (R-4) to allow for a multi-family development on the
property located at 430 Century Place/2651 East Avenue North, 475 Century Place, 455
Century Place, 435 Century Place, and 415 Century Place, Onalaska, WI 54650 (Tax
Parcels # 18-6303-0, 18-6302-0, 18-6301-0, 18-6300-0. and 18-6299-0)

1. Rezoning Fee of $300.00 (PAID).

2. Park Fee of $922.21 (per unit) due prior to obtaining a Building Permit. Note: if the Park
Fee increases in the future, the property owner will be required to pay the increased Park
Fee at the time of the development.

3. Development contingent upon amending the Century Place Planned Unit Development to
accommodate proposed uses, as approved by the Common Council.

4. If future lot divisions or lot re-configurations are to occur, applicant/owner to obtain a
Certified Survey Map/Plat as approved by the Common Council. New CSM/Plat to show
new street right-of-way.

5. Owner/developer to submit a Vacation/Discontinuance Request for all or a portion of
Century Place to facilitate proposed development.

Reviewed 8/5/2020 by Zach Peterson
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6. Site Plan Permit required for new development in advance of building permit
applications, including detailed architectural plans, water, sewer, landscape, stormwater,
drainage, erosion control, and other required information/plans (fire accessibility, hydrant
locations, etc.).

7. 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 committee minutes shall not release the
property owner/developer from abiding by the City’s Unified Development Code
requirements.

Katie said the Comprehensive Plan identifies this area in the Mixed Density Residential District.
This district is intended for residential units. The applicant intends to rezone the above-
mentioned properties from Light Industrial (I-1) to High Density Residential (R-4). The
proposed project would have multiple phases and buildings for multifamily housing with high
quality materials and a mixture of 1, 2, and 3-bedroom units to accommodate a wide variety of
residential needs. The proposal includes a total of 280 dwelling units within six apartment
buildings, and 585 parking stalls in both surface and garage stalls. Approximately 35 percent
(just over 4.5 acres) of the total project will be green space. In order to accommodate the
proposed development, the applicant will need to amend the Planned Unit Development (PUD)
on file with the city and apply to vacate/discontinue a portion/all of Century Place. Katie noted
a cover letter provided by the applicant, a letter and materials sent to residents within 250 feet of
the properties and those along Thomas Court by the applicant, and a conceptual site plan map are
included in commission members’ packets. Katie noted a public hearing will be held tonight and
said there are nine conditions of approval tied to this development.

Mayor K. Smith opened the public hearing and called for anyone wishing to speak in favor of the
rezoning application.

Nick Roush, President of Roush Rentals
1707 La Crosse Street
La Crosse

“I hope everybody has had a chance to take a look at the letter we sent out to both the Plan

Reviewed 8/5/2020 by Zach Peterson



544
545
546
547
548
549
550
551
552
553
554
555
556
557
558
559
560
561
562
563
564
565
566
567
568
569
570
571
572
573
574
575
576
577
578
579
580
581
582
583
584
585

Plan Commission

of the City of Onalaska
Tuesday, July 28, 2020
14

Commission as well as to the neighbors. To try to not restate everything, we’re really excited
about what could be a spectacular new multifamily housing development in Onalaska. We’re
specifically excited about this location because of accessibility to the neighboring property, and
accessibility to the commuting routes. I think what’s really important about this location is I
think it’s a great opportunity for people to set routes in the Onalaska community. It’s something
we’ve talked a lot about with the Planning Department and administration: that chain of custody
of housing. This location will provide a great opportunity for workforce housing, empty-nester
housing, middle income — the kind of housing that our employment opportunities really need to
flourish. In meeting with and being part of those business associations, employers’ number-one
challenge right now is manpower, and the number-one challenge to manpower is housing. We’re
hoping to be a great part of that solution, and help Onalaska be part of that solution as well. I
think the parcel we’re talking about has great access to all kinds of amenities that surround it. I
think what we’re proposing has the opportunity to bring that parcel to its highest and best use, as
it has sat vacant too long at this point. Likely, if things work out as we hope, it could be in
excess of $30 million worth of tax base for the City of Onalaska, which I think is a big project.

In addition to that, as you saw in the letters that we sent out to the friends and neighbors both on
Thomas Court and East Avenue, I know there have been some challenges in the past with some
rezoning questions. I’m here to answer those questions, both for the commission as well as for
people who may be in opposition, or just have questions relative to that. As you might have seen
in our letter, we’re inviting everybody — weather-permitting — because of the COVID challenges
we’re all facing, we’re going to do a public information meeting on Tuesday, August 4 at
Century Place at 6 p.m. [ would invite any commissioners, alderpersons, city staff [and]
neighbors to come and ask those questions. I will do my very best to answer them to the best of
my ability. I hope I’ll have your support, and I’'m looking forward to what could be a great
project. I’m here to answer any questions anybody has.”

Mayor K. Smith called three times for anyone else wishing to speak in favor of the rezoning
application and closed that portion of the public hearing.

Mayor K. Smith called for anyone wishing to speak in opposition to the rezoning application.

Clarence Newberry
2610 East Avenue North
Onalaska

“We’re six households of the Oaks Condominium. Note that we never received a letter from the
developer. I do have one question: Have you received the petition that was circulated in our
neighborhood?”

Mayor K. Smith told Clarence the Plan Commission had received the petition and said the
commission will address the petition as well as the correspondence the city has received from
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other citizens pertaining to the development when the public hearing is closed.

Clarence thanked Mayor K. Smith and said, “My points are, one, it’s a traditional neighborhood
[with] single-family dwellings spaced nice for comfortable living. Adding 280 households to
basically the same space would drastically change that. Second, [regarding] traffic volume, 280
households, 500-plus vehicles, well over 1,000 vehicles per day entering and leaving Century
Place ... Over 1,000 vehicles will drastically peak early morning, late afternoon/evening. Then
the northbound [U.S.] Highway 53 exit onto [County Highway] OT late afternoon, the cars are
backed up [and] lined up. I’m suggesting that we not add a couple hundred more vehicles to that
line. And let’s not create a large left-hand turn issue at East Avenue North and Sand Lake Road,
from both East Avenue and Sand Lake Road. It’s hard to imagine any light industrial adding that
kind of traffic to those areas. Third, [regarding] pedestrian and bike safety, we have a very
active neighborhood — especially on East Avenue. Let’s not add 1,000 vehicles a day to that and
[risk] the safety of our families and kids. Fourth, [regarding] crime, [it is a] simple fact doubling
the number of households in a limited area will increase crime. Another fact is rental properties
produce more crime than owner-occupied residences, in general. Better locations for high
density residential — at least one agenda item before this — is an example there are many other
properties around that also are near high density could be used for that. There is no high density
in this area.

Sixth, why aren’t we promoting Light Industrial usage? There is very little undeveloped land in
Onalaska zoned L-1, but there’s plenty of R-3 and R-4 areas for apartments. Why not promote
Commercial Light Industrial, as per the long-range city plan? Seventh, our property value will
decline — there is no doubt about that. Given the strong opposition from almost every
neighboring property owner, I guess I have to ask you, straightforward: Are you with the people,
or are you with the developer? Ihope you’re with the people. I appreciate your time. Thank

2

you.

Eric Sorenson
2525 Thomas Court
Onalaska

“Myself and a neighbor put together a petition in our area. Fifty petitioners, [and] we had
literally no one not sign it who we discussed this proposed development. We represent about
150 residents in this petition. We found these residents are very much against the rezoning
request because they feel there are enough rental units in the area as it is. These five large
buildings that are going to be put in this area are mixing with single and duplex homes. Many
neighbors are upset about it, and they just plain said they’re going to sell and move if the
rezoning goes through. They like the neighborhood, and they want to keep it that way. The
constant traffic with the Omni Center, YMCA and other businesses so far is OK. It’s not
excessive, but these five large buildings and over 500 cars, I just don’t see how there’s not going
to be a terribly significant decrease in the safety on that street. The noise, and also the general
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lack of care of these large buildings, the investment in the property ... What assurance do we
have that these properties aren’t going to lose value if they’re not kept up? And with a large
of people, increased crime is a possibility. One of our residence talked to the police and was told
that anytime there is congestion of people in a small area, crime does increase. One of the
positives is they stated they are not going to make Thomas Court a through street. Had that been
part of the proposal, I would have had my house up for sale the next day. We have a quiet,
wonderful neighborhood here, and I’d really hate to see that get ruined. The proposal includes
creating more of a buffer zone where there are already some trees from the Light Industrial area.
I’m hoping that will increase with taller trees and a large buffer zone. The proposal appears to
include these large family dwellings, possibly three story as we see along Highway 53 already.
If that’s part of this, if that’s the look of this neighborhood, I just don’t see how it’s a good mix
for what we currently have. Thank you very much.”

Stephanie Mahr
2510 Thomas Court
Onalaska

Stephanie noted she and her husband have resided for 12 years on Thomas Court, and are the
parents of two sons — a teenager and a 9-year-old. Stephanie asked if the project complies with
the current Comprehensive Plan.

Mayor K. Smith told Stephanie this is a public hearing and the Plan Commission is listening to
her comments and there is no dialog.

Stephanie stated she agrees with the comments Clarence and Eric had made earlier and said she
believes the property value of her home will decrease. Stephanie noted the backyard of her
home directly faces the park where her sons have played for several years. Stephanie expressed
concern that people will encroach on her backyard if there is increased density in the
neighborhood. Stephanie said, “We also feel the added traffic, and with Thomas Court not going
through to Century Place, we feel that’s a positive. But with the added extra traffic, our kids are
on their bikes, riding to and from the ‘Y, riding to and from their school. We just feel that that’s
too much traffic in this family-based neighborhood.”

John Edwards
2426 Thomas Court
Onalaska

John stated he is opposed to the above-listed change in zoning, and he noted the document from
Roush Rentals states the area is zoned M-1 when in fact it is zoned L-1. John told commission
members he and his wife, Frances, are long-term residents in the city, noting they have resided
on Thomas Court since 1978. John noted the land to the north of the street was once wooded,
but it was cleared in 2012. John told commission members an apartment complex was proposed
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for the site, but the neighborhood residents had successfully opposed that development and the
site was zoned Light Industrial. John said, “The idea was to keep the area single family [and]
duplex housing, [and] a safe place for singles and families to live. ... The zoning to R-4 would
change all this because of the high-density property. Initially, the exit from Century Place was at
the top of a hill, which makes it difficult at times with cars. The plan presented by Roush is a
high-density complex, and I believe it’s not in the best interest of this area.” John referred to the
conceptual site plan included in commission members’ packets and said it appears as though
there are six buildings (280 units), and there would be 560 extra vehicles if there are two
automobiles per unit, meaning there would be a significant increase in daily traffic along East
Avenue. John referred to Nick Roush’s letter that was included in the packets, noting it states
the area might include an asphalt plant if it is zoned Light Industrial, and pointing out that
asphalt plants are not permitted on parcels zoned Light Industrial. John said, “I think this is an
inaccurate scare technique to get the new zoning approved.” John said a neighbor had inquired
about sewer and water to this area, and he told the Plan Commission he is urging that the
rezoning request not be approved.

Heath Debernardi
2316 Thomas Court
Onalaska

Heath noted he and his family had moved to the neighborhood approximately 5’2 years ago and
said it has been a relatively calm and peaceful neighborhood. Heath told commission members
he and his family have gotten to know all their neighbors relatively quickly and said, “The big
thing for us ... is really the traffic more than anything. We kind of see how things are now. We
see how Abbey Court is just south of us. Even though they’re not fully built and/or occupied,
plus the additional apartment complexes that are there, we’re already seeing parking lots are full.
Now, half the street during the day is full with cars as well, causing a smaller thorough-through
for traffic to just go back and forth down that street, which is only going to compound more after
the next two buildings they plan on building are going to be. We live so close to that hill as you
come down or as you go off Century Place. It is a very, very congested place for just the current
traffic that we have. Doubling that [or] tripling that at any given time during the day is probably
going to be a little bit of a nightmare, and I think we’re going to see a little bit more accidents
and a lot of additional congestion that’s going to back up traffic and/or cause them to go different
directions than normal. That’s our thought on the situation. Thank you for your time.”

Mayor K. Smith called three times for anyone else wishing to speak in opposition to the rezoning
application and closed the public hearing.

Motion by Skip, second by Ald. T. Smith, to table until the August 25 Plan Commission meeting
consideration of a rezoning application submitted by Nick Roush of Roush Rentals, LLC, 1707
La Crosse Street, La Crosse, WI 54601 on behalf of C.C . of La Crosse, Inc., PO Box 1625, La
Crosse, WI 54602, to rezone Light Industrial District to Mixed Use High Density Residential (R-
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4) to allow for a multi-family development on the property located at 430 Century Place/2651
East Avenue North, 475 Century Place, 455 Century Place, 435 Century Place, and 415 Century
Place, Onalaska, W1 54650 (Tax Parcels # 18-6303-0, 18-6302-0, 18-6301-0, 18-6300-0, and 18-
6299-0).

Skip told commission members he has heard the same arguments several times over the years,
and he said, “Sometimes I feel we’ve turned things down based on people not wanting something
in the area that actually would have been much better for the area, and for the city. In other
cases, maybe we were right in doing it. Skip said he is asking to table this item, have
commission members listen to all the arguments the public has presented, resolve them, and
present at the August 25 meeting what would be best for the city. Skip said, “Should we adapt it,
or should we turn it down? ... We’re losing $30 million worth of taxable property here, which
must be considered in the whole situation.”

Ald. T. Smith said he has seconded Skip’s motion because he believes there is significant
discrepancy among the citizen neighborhood and Nick Roush. Ald. T. Smith noted Nick plans to
meet with the residents in the neighborhood the first week of August, and he said. “I think just
because of the volume of emails, and Kim, you didn’t mention the petition.”

Mayor K. Smith said she will ask Katie to provide a recap once the motion is on the floor.

Ald. T. Smith said he could not vote to support the rezoning at this time as there is much more
information he needs to understand.

Katie noted the city had received a survey from Eric Sorenson, and emails from John Edwards,
Jim and Gail Connor, Kent and Becky Klungle, Shirley and Clarence Newberry, John and Mary
Thomas, Susan Gilbertson, and Jon and Brenda Mathwig. Katie said all the correspondence the
city has received was sent to the Plan Commission both Monday and earlier Tuesday.

The following emails were included in Plan Commission members’ packets. They appear in the
order in which they were placed in the packet:

From Jim and Gail Connor, 2526 Thomas Court, Onalaska: “We are one of many neighbors that
will be affected by the rezoning of Century Place. Nick Roush has sent a letter out to some
neighbors sharing his plans for proposed apartment buildings. It’s disingenuous of Mr. Roush

to send letters to certain neighbors, but not the ones within 250 feet of his project. It does not
sound like he wants to be a good neighbor. In the letter that was sent to other neighbors, he has
asked to have meeting on August 4™ at 6 p.m. At this time, we ask the Council to hold off on any
rezoning plans until we can meet with Mr. Roush. We’ve heard there could be upwards of 280
apartments. This could easily add 800-plus people to the neighborhood, and at least 500
vehicles. Our concerns [are]: Our neighborhood would be oversaturated with rentals, devaluing
single-family homes, crime (Whenever we ve talked with the police regarding new apartment

Reviewed 8/5/2020 by Zach Peterson



754
755
756
757
758
759
760
761
762
763
764
765
766
767
768
769
770
771
772
773
774
775
776
777
778
779
780
781
782
783
784
785
786
787
788
789
790
791
792
793
794
795

Plan Commission

of the City of Onalaska
Tuesday, July 28, 2020
19

developments, there’s an increase in crime); noise (we already live with the noise off Highway
53, [and] this would increase traffic noise), aesthetics; traffic; and lighting of complex. At what
point do we stop sacrificing neighborhoods for revenue?

Presently, in our little pie from the Highway 53 overpass, west side of East Avenue to Highway
53 up to OT, we have 24 homes and 39 rentals and a distribution center. We are very concerned
about the noise, increased traffic and lights, and the number of people in a small area. Also, we
were aware of the zoning when we bought. We've already accepted the Light Industrial. We do
not want apartment buildings. Our little street already has the noise from Highway 53. We
understand the revenue the project will bring to the city, but do we want to become a rental city
only? There’s more value in home ownership property than rentals to make a city viable and
attractive. Please consider your citizens who live here, pay taxes here, and have been
participants in the community for many decades. Please do not change the zoning on Century
Place.”

From Kent and Becky Klungle, 2532 Thomas Court, Onalaska: “We are extremely against the
rezoning for a multifamily unit in our neighborhood. We live in a very quiet, friendly
neighborhood. We have lived here for many years and love our neighborhood. If they decide to
build a multifamily unit, our beautiful neighborhood will be no longer. If more large multifamily
rental complexes are built, then there will definitely be more chaos. The more units that will be
built will increase crime, noise, pollution, and general lack of care of property. The
homeowners of Thomas Court are extremely against more rental units in our vicinity. Please
consider.”

The email Clarence Newberry and his wife, Shirley, wrote to Second District Alderperson and
Common Council President Diane Wulf contained all the points Clarence addressed during the
public hearing.

From John and Mary Thomas, 2515 East Avenue North: “We will not be able to attend the
public meeting for July 28, 2020, but wanted to inform you of our opinion. We are not in favor
of the rezone from I-1 to R-4 for the property located at 430 Century Place/2651 East Avenue
North. We have concerns with the increase of traffic this will bring, as well as the increase in
noise. I have lived here for 92 years and have enjoyed the nice quiet neighborhood. But with the
proposed increase in population, it will no longer be quiet. Thank you.”

From Susan Gilbertson, 2440 Thomas Court: “I am writing to voice my opposition to the
proposed rezoning on Century Place Road. 1 live on Thomas Court, and this multifamily
development would be detrimental to our neighborhood. We have worked very hard to make our
street a great neighborhood and great place to live. Most of the homes on our street have been
owned by the same families for many years. This speaks volumes about what a great place it is
to live. We are not opposed to development of this area. However, if the zoning needs to
change, why not change it to single family/duplex/twin home? This would be a much better
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decision than what is being proposed. Just north of OT there is a development like this, and it
seems they are having no problem selling. This is just another way to show that many families
would be happy to live in such a neighborhood. We would greatly appreciate your assistance in
keeping our neighborhood.”

From Jon and Brenda Mathwig, 2614 East Avenue North, Onalaska: “We both are totally
against the rezoning of this property to multifamily. It was disturbing enough to have seen the
destruction of a beautiful forest that provided a great storm/wind break, freeway traffic noise
eliminator, and business night lights blocker, and building of a beverage distribution center that
produces traffic noise at all hours along with their blinding security lights when trying to enjoy
an evening on the deck. We are very concerned about the dramatically increased traffic (only
one way in and out, directly across from us at all hours), potential crime, additional streetlights,
added noise at all hours, and non-property owners disrespecting the property values and
peaceful environment we have. We will be attending the meeting to continue our rejection of this
proposal. Thank you for your time and consideration. I'm confident we can resolve this issue,
and as our economy returns to normal we will have commercial businesses interested in this

property.”

The email John Edwards and his wife, Frances Lee-Edwards, wrote to Second District
Alderperson and Common Council President Diane Wulf contained the points John addressed
during the public hearing.

Mayor K. Smith noted it is more difficult for citizens to attend a meeting, and she said she wants
to ensure that the city is doing the best it can to communicate, and also to make sure that citizens
are heard.

Ald. T. Smith asked Katie if she had noted the petition that had been signed by 49 or 50 citizens.
Katie told Ald. T. Smith that was the first item she had mentioned.

Ald. T. Smith noted he had received approximately 22 emails over the last week and stated there
has been a considerable amount of feedback from residents. Ald. T. Smith said, “I think it is our
duty to listen and see what we can do to make it a win-win for everybody.” Ald. T. Smith asked
Katie if the area in question is currently zoned Light Industrial.

Katie said it is.

Ald. T. Smith asked if that had changed with the city’s new zoning, or if the area has always
been zoned Light Industrial.

Katie told Ald. T. Smith the land always has been industrial. However, when the city went
through its new rezoning classification, the uses that were considered Light Industrial were
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changed. Katie said she had been asked to specifically go through and note which uses were
outright permitted today, noting someone could pull a Site Plan Permit and there would not be
any neighbor notification. Katie noted staff cannot list every single potential Light Industrial use
as uses change daily. Katie said the specific uses she is about to list are general. When someone
proposes different uses, city staff examines the list and goes with similar uses in that nature.
Katie noted the amount of industrial land in the city has been reduced, and she read into the
record what the specific uses are:

Animal/Veterinarian Clinic or Hospital

Animal Boarding Shelter or Daycare Center

Automotive Repair and Service (major and minor repairs)
Personal Storage Facilities/Mini Warehouses

Laboratories

Office Buildings

Studio/Gallery

Brewery, Winery or Distillery

Construction Contractor Yard

Makerspace

Light Industrial

Large Scale Printing and Publishing

Public Works Facility

Storage and Sale of Machinery and Equipment

Warehouse and Distribution Facility

Wholesale Trade Establishment

Active Park or Playground

Adult-Oriented Entertainment Business

Indoor and Outdoor Recreational Uses for Commercial and Public Uses
Commercial Greenhouse or Nursery

Airport

Ambulance or Medical Carrier Service

Public Passenger Transportation Terminal for Rail, Air, or Bus
Multilevel Parking Structure

Essential Public Services

Municipal Earth or Sanitary Landfill Operation

Public Communication Structures (with Conditional Use Permit)
Waste Collection, Storage or Processing for Sewer, Solid Waste, and Hazardous Waste
Accessory Structures, Billboards, Outdoor Advertising
Essential Utility Plant or Electrical Generator

Community Garden

Food Truck

Reviewed 8/5/2020 by Zach Peterson



878
879
880
881
882
883
884
885
886
887
888
889
890
891
892
893
894
895
896
897
898
899
900
901
902
903
904
905
906
907
908
909
910
911
912
913
914
915
916
917
918

Plan Commission

of the City of Onalaska
Tuesday, July 28, 2020
22

Outdoor Sales Area or Tent

Outdoor Sales Display

Radio Broadcast Service Facility

Radio/Television Antennas

Satellite Antenna, Television Dish or Earth Stations
Signs

Solar Panels

Temporary Tents and Canopies

Wind Energy Systems

Katie said the things she had just listed would be either a Permitted or Permitted, with Standards
use, and she told commission members one of those could come into the city with a site plan and
then proceed with constructing it. Katie noted it does not come before the Plan Commission, nor
does it have neighbor feedback. The city has the ability to bring forward a site plan to the Plan
Commission if city staff believes it might be controversial, but Katie said the use is as listed and
those are available today to developers.

City Administrator Rindfleisch said that when hears the list, what concerns him the most is the
$30 million. City Administrator Rindfleisch said most of what is being doled for structures will
be assessed by the State of Wisconsin as manufacturing, and those are not equally assessed as
any other property uses are. City Administrator Rindfleisch told commission members the result
might be a steel and aluminum-sided structure, but it will not be $30 million worth of tax base
being constructed. City Administrator Rindfleisch said, “One concern I have in terms of
development in the entire city is how we maximize the space we have left to help build tax base
and residential projects on the best way of doing so. The other perspective I ask you to consider,
if you are holding this off until the next month, is the commentary that we need to grow our city
or the cost on the existing residential will only increase over time. The best way of lessening the
burden on taxpayers is through additional growth. In fact, that’s about the only way to really
reduce the burden on our taxpayers: through additional growth one way or the other.

My request for the Plan Commission to consider, from an Administrator’s standpoint, is, what is
the use that can be put on these parcels that have effectively generated no tax base to the highest
and best value to the city? I would say that bringing in new residents to the city, I find because
I’m not from here and I moved here, this is a place that I would like to choose to stay. ... I do
think the people who do relocate to Onalaska will also choose to stay here. That’s new residents
who will buy homes in the neighborhood, who will attend the schools, who will shop at our
stores. Once they are in the community, they will stay in the community. Frankly, we are
missing that missing middle of housing stock. They’re not single-family owned homes, but we
need a place for families to move in, to be able to afford to work, to raise their families, and to
eventually move on and build their homes. I think this project would be another way that that
happens. ... Building the population, building a sense of community, and building our tax base
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are three very important considerations I ask you to do. But also look around that parcel. It’s
been available for awhile. It borders to a distribution plant, a busy street on the east side, a
stormwater pond on the north side, and a very busy highway on the west side.

I think we’re very fortunate to have this particular developer showing an interest in this parcel.
It’s a challenging piece of land, and I’d much rather have residential move in here even at high
density than any other use just knowing the environment around there is not conducive to other
higher and better uses. As you consider it over time, I think there’s a citywide perspective to
keep in your mind as well.”

Jan thanked Skip for bringing forward the motion that is on the floor as she believes the Plan
Commission should wait until Nick Roush meets with the residents in the neighborhood August
4. Jan encouraged Plan Commission members, city officials, and residents to attend that
meeting, and she asked if there has been any interest in the parcel over the last eight years.

Katie admitted there are many challenges with the site in terms of overhead powerlines and
existing easements, and she told Jan that typically the only interest the city has received has been
in the form of mini-warehousing. Katie said city staff also has had conversations over the last
five years with developers who view the site as multifamily housing. Katie said, “Whenever we
get requests and calls for vacant land in the City of Onalaska, we sent out images and maps and
information, and this is always included and it is always passed over.” Katie recommended
asking Nick Roush how his timeline would be affected if this item is tabled until August 25.

Nick told commission members he likely will have to work with the seller to determine how the
timeline will be affected. Nick said, “I think it’s probably something we can accommodate in
making the long goals work out. I think at this point if that’s the best answer to be able to
adequately answer everyone’s questions — commissioners, alderpersons, and neighbors — that’s
probably the best course of action, and it’s kind of up to me to work it out at that point.”

Skip thanked City Administrator Rindfleisch for his comments, and he reminded the residents
who had signed the petitions that “something very obnoxious that they would not want” could
move in if the parcel remained zoned Light Industrial. Skip also stressed that the city needs
apartments because “that’s the way our population is moving today: towards apartments and not
home ownership.” Skip noted that home ownership is decreasing as fewer and fewer people can
afford to be homeowners, and he reiterated the city needs more apartments. Skip noted he
resides in an area of the city with several apartments, and he said he does not feel as though he is
living in a rundown neighborhood. Skip added, “The neighbors are all very nice here. I would
like to say that if an apartment does come in there, I don’t think that the people who are afraid
right now will actually see anything that’s detrimental to them.”

Ald. T. Smith noted the size of this project is substantial, and he asked Nick if he anticipates that
it would need to be that size, or if perhaps it could be smaller. Ald. T. Smith noted similar
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situations have occurred in the city where residents are concerned about the size of the apartment
complexes, and he asked Nick if 260 units is his break-even point for a return on investment, or
if there is flexibility regarding the number of units.

Nick told Ald. T. Smith that while the number of units is not definite, the cost of the parcel is
substantial. Nick said, “In order to make the financial sense of the cost, as well as the holding
cost because not all of the buildings get built immediately. They would get built out and filled
up over time in phases, and we probably need to achieve densities in that region. The unit count
may shift based on how many one-bedrooms, how many three-bedrooms. When we do our basic
unit count we base it on a two-bedroom, two-bathroom apartment and then we adjust from there
as each site comes to light and as we see what the market demands are as we move into phases.”

Nick told commission members he knows 280 units sounds like a substantial number, and he
noted concerns have been raised regarding the number of apartments being constructed in the
greater La Crosse area. Nick said he agrees with Skip’s comments regarding a shift toward
individuals seeking rental housing rather than homeownership. Nick also said the numbers seem
very large until they are put in perspective of the greater La Crosse County population, noting
560 individuals residing in 280 apartments represents approximately 0.004 percent of La Crosse
County’s population (118,016 as of 2019). Nick also referred to City Administrator
Rindfleisch’s comments and said, “It’s sort of filling that vacuum of desire.”

Kevin told commission members the city must perform community outreach as part of the city’s
stormwater permit, and he noted the City of Onalaska is involved with several other communities
in La Crosse County to do a joint stormwater management outreach for businesses, residences,
and citizens. Kevin said lacrosseareawaters.org is the host site for a sustainability program for
stormwater management called the “Soak It Up Award.” Kevin told commission members a
Roush property (Waterview Apartments) had won the 2019 Soak It Up Award, noting the facility
eliminates almost all of the stormwater runoff on the site.

On voice vote, motion carried.

Katie asked Mayor K. Smith if it is her intention to hold another public hearing at the August 25
Plan Commission meeting, or if this will only be an agenda item.

Mayor K. Smith asked if there is a correcting to do, or if it is optional.

Katie said there generally is only one public hearing, but she also noted there is a significant
number of people participating in this evening’s meeting and she did not know how the Plan
Commission wanted to proceed.

Ald. T. Smith stated he does not believe the Plan Commission needs to hold another public
hearing as commission members already have gotten feedback from several of the residents in
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the neighborhood. Ald. T. Smith noted citizens still would be able to participate in the regular
public input agenda item on August 25.

Mayor K. Smith told the citizens who were viewing the meeting they would have an opportunity
to provide public input at the start of the August 25 Plan Commission meeting. Mayor K. Smith
also asked Katie to place this item near the front of the agenda.

Nick said he wants to ensure that there is a good venue or an adequate manner in which to
address people’s concerns, stating he wants to make sure that happens the best way possible.
Nick said that although he does not need an answer this evening, he wants to know how he can
best address the concerns people have.

Mayor K. Smith said that while the city wants to support the exchange of information with
people, she also told Nick she believes the burden lies on him as he is the person requesting the
change.

Ald. T. Smith inquired about the meeting date.

Nick said it is scheduled for 6 p.m. on Tuesday, August 4 at Century Place, and told commission
members anyone is welcome to attend.

Item 8 — Review and Consideration of a Final Plat filed by submitted Jacob Burch of
Logistics Development Group, LLC, 2102 State Hwy 16, L.a Crosse, WI 54601 for the
Crestwood Estates Plat, a 15-parcel lot land division along Crestwood Lane located at
“State Road 16” at the end of Crestwood Lane, Onalaska, WI 54650 (Tax Parcel #18-4483-

1)

1. Final Plat Fee of $150.00 + $10.00 per lot x 15 lots = $300.00 dollars (PAID).

2. Final Plat approval contingent upon approval of Crestwood Estates Preliminary Plat.

3. US HWY 16 Sanitary Sewer of $887.00/acre x 17.646 acres = $15,652.00 to be paid
prior to City signing Final Plat. Note: if the fee increases in the future, the property owner
will be required to pay the increased fee at the time of the development.

4. Crestwood Booster Station Area Fee = $2,266.00/acre x 17.646 acres = $39,985.84.00 to
be paid prior to City signing Final Plat.

5. Park Fee of $922.21 (per unit) due prior to issuance of building permit for each buildable
lot. Anticipated 22 units for overall development. Note: if the fee increases in the future,
the property owner will be required to pay the increased fee at the time of the
development.
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10.

11.

12.

13.

14.

Topography Map fee of $10.00 (per acre) $10/acre x 23.16 acres = $231.60 dollars to be
paid prior to City signing Final Plat.

Adhere to all conditions of the Crestwood Estates Planned Unit Development (PUD) as
approved by the Common Council on February 12, 2019 and the PUD Amendment
approved by the Common Council on June 8, 2020.

Water booster station construction has been delayed and it is projected it may not be
available for use until end of 2020 (date has not been confirmed). Building permits for
structures can be issued but no final occupancy will be issued until City has water booster
station is in service.

Applicant to note on Planned Unit Development and subsequent replatting documents,
shared driveway easements where applicable.

Owner/developer to be aware that City water system provides service to elevation 930’;
meeting Wisconsin DNR minimum pressure requirements. Owner/developer to be aware
Wisconsin DNR minimum water pressure supplied at a main is 35 psi, which occurs at
elevation 930’ in the City of Onalaska High Service Zone. Water pressure for owner
satisfaction in a typical residential home is higher than the Wisconsin DNR minimum.
Lots 10-15 building pad and home elevations will exceed service elevation for water
system. Owner/developer to supply City with written plan for water service to these lots.
Owner/developer is required to inform all lot buyers of water pressures within the
Crestwood Estates development.

Residential dwellings and driveways to be located in the areas noted as “building pad”
and “driveways” on the Final Plat. If modifications are to be made to proposed location
the owner/developer shall either (a) follow traditional zoning setbacks for the Low
Density Residential (R-1) Zoning District or (b) amend the Crestwood Estates Planned
Unit Development on a lot-by-lot basis with Plan Commission and Common Council
approval.

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

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

Master Grading and Stormwater plan for subdivision to be reviewed & approved by the
City Engineer. Note tree removal / clearing / grubbing limitations on Master Grading
Plan.
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15.

16.

17.

18.

19.

20.

21.

22.

Owner/developer shall record with the La Crosse County Register of Deeds, the legal
description of the Planned Unit Development and the Conditions of Approval tied to the
development (Final Implementation Plan) and Final Plat and Conditions of Approval and
a copy provided to the Planning Department. These conditions shall not lapse or be
waived as a result of any subsequent change in ownership of tenancy.

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

Thirty (30) percent slopes to be identified on Final Plat and a ten (10) foot buffer
surrounding the identified slopes. Building pads/residences/structures may not infringe
upon this area.

Tree/Land Preservation Plan (landscaping/open space/tree preservation) to be reviewed
and approved by the Planning Department. A minimum of two (2) trees to be installed in
the boulevard area per lot prior to issuance of individual occupancy permits. Trees to be a
minimum of 1% caliper (measured by diameter as breast height).

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

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.

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

City-furnished Inspector required during utility installations and developer to pay costs.
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23.

24.

25.

26.

27.

28.

29.

30.

31.

As-builts of all utility work required to be submitted to the Engineering Department
within sixty (60) days of occupancy of first residential dwelling.

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

All lot pins to be installed at 150” (maximum interval).

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

Provided the Final Plat is approved by the City of Onalaska and Wisconsin Department
of Administration and after “Lot 9” is assigned a Tax Parcel Number. Applicant to apply
to rezone “Lot 9” as indicated in the proposed attachment from R-1 District to the R-3
District to allow the construction of up to eight (8) units on a single parcel.

Once “Lot 9 has been appropriately zoned to the R-3 District, applicant shall submit a
Condominium Plat in accordance with Chapter 703, Wis. Stats. for approval by the
Wisconsin Department of Administration. Applicant to provide all associated
documentation submitted the Department of Administration to the City of Onalaska.

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.

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.

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.

Katie noted the Plan Commission had approved the Preliminary Plat earlier this evening and said
the developer is seeking Final Plat approval for Crestwood Estates. The proposed Final Plat has
been included in commission members’ packets, as well as the Final Plat Application. Katie
noted there are 31 conditions of approval tied to this development.

Motion by Ald. T. Smith, second by Skip, to approve with the 31 stated conditions a Final Plat
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filed by submitted Jacob Burch of Logistics Development Group, LLC, 2102 State Hwy 16, La
Crosse, W1 54601 for the Crestwood Estates Plat, a 15-parcel lot land division along Crestwood
Lane located at “State Road 16 at the end of Crestwood Lane, Onalaska, WI 54650 (Tax Parcel
#18-4483-1).

Kevin noted Condition No. 10 and Condition No. 26 are present in this item, as they were under
Item No. 5 as Condition Nos. 9 and 25, respectively.

On voice vote, motion carried.

Item 9 — Review and Consideration of an application submitted by Scott Butler of
Fitzpatrick, Skemp, and Butler, LL.C, 1123 Riders Club Road, Onalaska, WI 54650 on
behalf of FSB3 Properties, LLC, 1123 Riders Club Road, requesting a Special Exception
Permit to the City of Onalaska Sign Code on the property located at 1123 Riders Club
Road, Onalaska, WI 54650 (Tax Parcel # 18-5038-0)

Katie told commission members this is the first Special Exception Permit to the City of Onalaska
Sign Code the city has had since the Sign Code was removed from the Zoning Ordinance and
now is in a standalone code. Katie said that now when someone does not believe he/she is able
to comply with the city’s ordinance, he/she may request a Special Exception Permit from the
Plan Commission. Katie noted the following four review criteria have been included in
commission members’ packets:

e What are the particular provisions or requirements of the Sign Ordinance regulations that
prevent the compliance of the regulations?

e What are the special conditions, circumstances or characteristics of the land, building or
structure that prevent the use of current sign regulations in compliance with the
requirements of the Ordinance?

e What is the particular burden that would result if the specified provisions or requirements
of the Sign Ordinance were applied to the subject property?

e What is the minimum extent to which it would be necessary to deviate the requirements
in order to permit the proposed construction of signage?

Katie noted there are additional standards listed on the application, and where applicable all of
the standards have been met in staff’s review of the application. Katie said the applicant intends
to install a 32-square foot monument sign with a double-faced that LED-illuminated with a brick
base. According to Section 14.02.23.B.1.c., “Ground/freestanding sign structure shall be
setback minim of ten (10) feet from parcel boundaries and shall follow traffic visibility standards
found in the Unified Development Code.” Katie told commission members that due to the right-
of-way around the roundabout at Riders Club Road, it typically is 10 to 14 feet. Adding in The
setback means the sign would be back on average 20 to 25 feet from the street. Katie referred to

the plan included in commission members’ packets and said it appears the sign is set back more
Reviewed 8/5/2020 by Zach Peterson
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than 50 feet.

Motion by Ald. T. Smith, second by Skip, to approve an application submitted by Scott Butler of
Fitzpatrick, Skemp, and Butler, LLC, 1123 Riders Club Road, Onalaska, W1 54650 on behalf of
FSB3 Properties, LLC, 1123 Riders Club Road, requesting a Special Exception Permit to the
City of Onalaska Sign Code on the property located at 1123 Riders Club Road, Onalaska, WI
54650 (Tax Parcel # 18-5038-0).

Ald. T. Smith asked if the sign will obstruct the view of motorists who utilize the roundabout.
Katie said the sign still cannot be in the city’s right-of-way and must be set back completely on
private property. Katie said the request is to reduce it partially and not to go onto the right-of-
way. The request is to reduce it 4 feet, meaning the applicant is attempting to get the sign 4 feet
closer to where they are at. Katie said this would not cause additional visibility issues.

Ald. T. Smith asked if the sign is larger than the current one.

Katie said she does not believe the applicant currently has a freestanding sign.

Kevin noted the applicant has a sign along Riders Club Road.

Mayor K. Smith asked how the sign compares to the sign located along Riders Club Road.

Scott Butler, of Fitzpatrick, Skemp & Butler, told commission members the proposed sign will
be larger and explained a larger sign is needed so that it may be visible from a larger distance

away to individuals traveling on Sand Lake Road.

Mayor K. Smith inquired about the square footage of the current sign located on Riders Club
Road.

Scott told Mayor K. Smith that while he does not know the exact size, “it is not particularly
large.”

Katie showed the Plan Commission a photograph of the existing monument style sign.

Scott noted the box is no longer on the top and said it now is slightly smaller than the one shown
in the photograph Katie had shown commission members.

Jan asked if the sign would block a pedestrian, noting there is a crosswalk present.

Katie said the sign is proposed to be approximately 30 feet away from the sidewalk because of
the width of the boulevard.
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Kevin said he is not certain as to where the sign is intended to go based on the aerial view
included in commission members’ packets.

Katie told Kevin the request is to shift the sign 4 feet eastward from the white line shown on the
aerial view.

Kevin said he assumes that when the survey was completed versus the markings on the ground
for the three-phased power, a call was made to Digger’s Hotline Locate. Digger’s Hotline
Locate places locates on the ground that are plus or minus 18 inches in either direction from the
paint that is put on the ground. Kevin cautioned that if the applicant wants to move the sign 4
feet from the painted mark, the mark potentially could be another 18 inches closer to the right-of-
way, thus making it 4’ feet from the setback for the freestanding sign. Kevin cautioned it
potentially could end up closer to the right-of-way than the freestanding sign as listed in the staff
report by 6 inches.

On voice vote, motion carried.

Item 10 — Consideration of a Request to Release a Restriction on the Country Club Villas

Plat submitted by Garrett & Alyssa Jerue, 704 Country Club Lane, Onalaska, WI 54650 to

remove a setback restriction at 704 Country Club Lane, Onalaska, WI 54650 (Tax Parcel #

18-4962-0)

1.

Provide written approval by the Country Club Estates Architectural Review Committee
and Country Club Villas Homeowners Association for approval of the proposed project
prior to issuance of a Building Permit.

Provide a fee of $30.00 made payable to the La Crosse Country Register of Deeds to
record the associated Resolution (considered by the Common Council if approved) prior
to obtaining a Building Permit.

Obtain a Building Permit for the deck and pay a “double fee” for construction without a
permit from the Inspection Department.

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.

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

Katie noted the property at 704 County Club Lane is located within the County Club Villas Plat,
a re-platted portion of Country Club Estates. There are special setbacks on the Country Club
Villas Plat that are listed in that plat, and the City of Onalaska has to ensure that all the setbacks
are being met. These setbacks exceed the City of Onalaska’s traditional setbacks. The parcel in
question has a side setback (north) of 12 feet, a rear setback (east) of 47.10 feet on the northern
corner, and 92.12 feet on the southern corner. The street setback (west) and the side setback
(west) are within the defined building area shown on the plat. The applicant is requesting that
the City of Onalaska “Release a Restriction” to reduce the 12-foot side yard setback to allow the
construction of an attached deck, which is not allowable with the current setback as defined on
the Country Club Villas Plat. The applicant has provided a site plan that shows the setback at
9.07 feet, in lieu of the 12-foot setback. Katie said the applicant is seeking a 3-foot allowance to
go closer to the property line, and she noted traditional city setbacks would allow an individual
to go to 6 feet. As stated in the attached letter, the applicant has received approval by the
neighborhood association (staff assumes Country Club Estates), and he also has received
approval by the Country Club Villas.

Motion by Ald. T. Smith, second by Skip, to approve with the six stated conditions a Request to
Release a Restriction on the Country Club Villas Plat submitted by Garrett & Alyssa Jerue, 704
Country Club Lane, Onalaska, WI 54650 to remove a setback restriction at 704 Country Club
Lane, Onalaska, WI 54650 (Tax Parcel # 18-4962-0).

Jan noted the Jerues had purchased the northern lot next to their lot and asked if this would be an
issue if the two lots were combined into one lot.

Katie said it would be an issue because the plat has a very specific, defined area of where one
may build on individual parcels. Katie said the Jerues would need to return to the Plan
Commission if they merged the lot and request to release restrictions on the vacant lot. Katie
told Jan she does not know if the Jerues intend to do that and said they are looking at this
particular parcel to reduce that setback from 12 to slightly more than 9 feet.

On voice vote, motion carried.

Item 11 — Consideration of a Call for Public Hearing to Create 2020 Tax Incremental
District No. 6 (Mixed-Use Development) and associated Resolution 32-2020

Katie said the City of Onalaska is considering creating a Tax Increment Financing District which
would allow the city to undergo a variety of utility and street infrastructure improvements to
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serve a mixed-use development, allow additional developable land on the subject parcels, and
ready the properties immediately south (Mayo-owned) for future development. One of the initial
steps in the process to request the creation of a TID is for the Plan Commission to make a motion
to “Call for a Public Hearing” which is contained within the associated Resolution 32-2020. The
public hearing would occur at the August 25 Plan Commission meeting.

Motion by Ald. T. Smith, second by Kevin, to approve a Call for Public Hearing to Create 2020
Tax Incremental District No. 6 (Mixed-Use Development) and associated Resolution 32-2020.

Katie asked if approval includes approving the resolution that is included in commission
members’ packets.

Mayor K. Smith said she believes the motion was to consider a Call for Public Hearing to create
TIF District No. 6 as well as the resolution.

Ald. T. Smith and Kevin both stated that is correct.
Ald. T. Smith asked if there is a timeline.
Katie said staff simply is looking to set up a public hearing at this time.

On roll call vote: Ald. Tom Smith — aye, Assistant City Engineer Kevin Schubert — aye, Jan
Brock — aye, Skip Temte — aye, Amber Pfaff — aye. Motion carried.

Adjournment

Motion by Kevin, second by Skip, to adjourn at 8:47 p.m.

On voice vote, motion carried.

Recorded by:

Kirk Bey
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