
Rezone Narrative 
23rd Avenue, Village of Lake Hallie 

Chippewa County, WI 
 
 
Carrie Nicolai is seeking to rezone approximately 5.4 acres of property from R-2 to R-3 and develop the 
property as a Planned Unit Development (PUD).  This property is located some 350-feet southwest of the 
intersection of 23rd Avenue and 126th Street in the Village of Lake Hallie, Chippewa County.  The existing 
site is undeveloped and is currently wooded.  The site is bordered by Hwy 53/off-ramp in the north, R-2 
zoning/residential in the east, commercial business in the west, and 23rd Avenue in the south.    
 
The owner is asking for a rezone so that four (4) 8-plex multi-family buildings can be constructed with a 
density of 5.9 units per acre.  The site would be developed as a PUD with the ability for each building to be 
divided into separate lots, each with its own drainfield/septic system.  Access into the site would be 23rd 
Avenue.  There would be a private road that will loop through the site and give access to each building.  In 
addition, there will be proposed stormwater facilities located in the center of the site that will treat, detain, 
and infiltrate runoff from the site at or above the requirements of both Chippewa County and the WIDNR.  It 
should be noted that two (2) soil pits were dug within the approximate footprint of the stormwater facilities.  
These pits were excavated to 12’ to 13’ in depth with hard pan/rock at 12’-6” in only one of the pits.  The 
wet pond is expected to be at 8’ below existing grade (lined) and the infiltration pond at 6’ below existing 
grade.  It should be noted that groundwater was not encountered during excavation.    
 
The proposed buildings will be two (2) stories.  There will be 16 attached garage stalls per building with the 
potential for an additional 16 surface stalls (in front of garage doors).  There will be also be additional 
parking stalls scattered throughout the site for visitor parking.  The total site will be 39% impervious and 
61% pervious.  This project will have a 50-foot setback from STH 53, 40’ setback from 23rd Avenue, and 25’ 
setbacks from the residential and commercial property in the east and west.  We are proposing to place a 
buffer along the eastern property line.  Drainfields have been designed to be 10,000 sq.-ft in which all State 
and County requirements will be met for the design and placement of these systems. 
 
The owner of the property feels that the proposed rezone is compatible with the uses in and around the 
perimeter of the site.  Since this site has commercial property abutting the western boundary and R-2 zoning 
along the eastern property, the proposed R-3 zoning gives a buffer between the two zoning classifications.  In 
addition, with Highway 53 bordering the northern boundary it will be a better fit for a multi-family 
development.  An abbreviated Traffic Impact Analysis has been completed and summarizes that the 
additional vehicles and Average Daily Trips (ADT’s) will have a negligible effect on traffic in the area.   
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Introduction 

CORRE, Inc was retained to evaluate traffic impacts that would result from the proposed 

multi-family development located on the west side of 23rd Avenue, between Melby Road and 

CTH OO on the north side.  The proposed development is within the Village of Lake Hallie, 

Chippewa County.  See Attachment 1 for the proposed development location.  

This abbreviated report was conducted to determine the effects the trips generated may have 

on existing traffic at the proposed intersection on 123rd Avenue along with the added traffic at 

CTH OO.  

Existing Conditions 

The roadway 123rd Avenue is classified as a local road and is a two-lane rural roadway with 

two 11-foot asphaltic pavement driving lanes and 2-4-foot turf shoulders.  The roadway 

terrain is level.  The posted speed on 123rd Avenue is 35 mph.  Existing land use adjacent to 

the development site is primarily wooded with residential homes.   There are several existing 

residential driveways and roadway intersections located along 123rd Avenue.   

There are approximately 50 residential homes in the immediate area that use 123rd Avenue to 

access CTH OO.  For this report it is assumed that residential traffic within the portion of 

123rd Avenue is generated exclusively from 125th Avenue north to CTH OO area. 

There are no existing traffic counts on 123rd Avenue or on nearby adjacent roads.   It will be 

assumed that the residents along the roadway make up the majority of the existing traffic and 

from 125th Avenue to the north will utilize access via CTH OO. 

Proposed Development  

The proposed multi-family development will be located on the north side of 123rd Avenue 

and covers approximately 5.4 acres.  The proposed development will be a mid-rise (2-story) 

multi-family complex and will have four 10-unit buildings for a total of 40 units.  See 

Attachment 2 for development layout.  Currently there is no roadway or access into the 

proposed development site.  Construction of the development is scheduled to start in 2020 

and be finished in 2021.  

Existing Traffic 

As previously mentioned, there are approximately 50 residential homes in the immediate 

area that use 123rd Avenue to access CTH OO.  From the Trip Generation Manual, Institute of 

Transportation, 10th Edition, a rate of 9.44 trips per residence was assumed to estimate 472 

vehicles per day (VPD) on 123rd Avenue (See Attachment 3).  From Attachment 3 we can see 

that peak hour traffic occurs in the PM with 50 vehicles per hour VPR. 

Trip Generation / Trip Distribution 

At full occupancy, the proposed development would add 218 vehicle trips per day to the 

existing roadway 123rd Avenue (109 In/109 Out), and the Annual Daily Traffic (ADT) on 

123th Avenue would increase to 690 vehicles per day (VPD) near the CTH OO intersection.     
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For the highest peak hour traffic volume, traffic in the PM would be the highest.  An 

evaluation of AM and Saturday traffic was also examined.  See Attachment 4 for Trip 

Generations.  The proposed development PM peak hour trips (16 trips) combined with 

existing traffic (50 PM peak hour trips) would total 66 vehicles in the peak hour.   

Overall traffic generated from the development will have very low impact to 123rd Avenue.  

Traffic added during peak hour will also have a low impact on not only 123rd Avenue but also 

have a minimal impact to the capacity at the intersection of CTH OO.  A Highway Capacity 

Software (HCS) analysis was not performed for this report. 

Site Distance 

The proposed development’s access will intersect 123rd Avenue at two access points 

(driveways).   Sight distance as referenced to in WISDOT FDM 11-10, table 5.2 for each 

access point meets the desirable criteria for right turns out of the development (415 feet).  

Sight Distance for left turn out of the development meet the minimum criteria (390 feet). See 

Attachment 5 for sight distance requirements and photo 

Conclusion 

The capacity of a two-lane rural roadway similar to 123rd Avenue would be around 2600 

passenger cars per hour or 1300 passenger cars per hour for each travel lane.  For ideal 

roadway operations with lower congestion levels, traffic volumes ranging up to 400 vehicles 

per hour would still operate efficiently on 123rd Avenue.   

Overall traffic generated from the development will have very low impact to 123rd Avenue.  

Traffic added during peak hour will also have a low impact on not only 123rd Avenue but also 

have a minimal impact to the capacity at the intersection of CTH OO.  A Highway Capacity 

Software (HCS) analysis was not performed for this report. 

The overall operations of 123rd Avenue, and the surrounding roadway network will continue 

to operate efficiently after the addition of the proposed development.  Sight distances for both 

left and right turns out of the proposed development on 123rd Avenue meet the minimum 

Wisconsin Department of Transportation standards.  To ensure all sight distances and vision 

angles are met, all trees or any other vision obstructions that are within the site should be 

removed during construction.  No roadway upgrades to 123rd Avenue are recommended.   
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Sight Photos 

 

From the Site looking North 

 

 

Looking at the site from the South 
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