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1.   Executive Summary 
 
The historic Magill Brothers Bank - Masonic Temple building is located at 800-802 Rose Street 
in La Crosse, Wisconsin.  The building has been an important part of the north side's urban fabric 
since its completion in 1887.  Recently the building has been impacted by a number of 
unfortunate events leaving it in its current deteriorated condition.  The severe neglect over the 
past decades by previous owners caused the roof over the rear portion of the building to collapse, 
an event that eventually forced the city to take that portion of the building down for safety 
reasons.  The aspect of revitalizing the building was further complicated by the fact that it was 
divided into two separate property parcels, owned by two separated entities.  
  
After both portions of the building reverted back to the city of La Crosse and were combined into 
a single property, interest in development was still thwarted by the extensive repairs that are 
estimated to cost in the hundreds of thousands of dollars.  Although the building is locally 
designated as a historic landmark, the destruction of the back portion of the building made it 
ineligible for listing on the National Register of Historic Places.  This means that the financial 
benefit of historic tax credits are not available for this building. 
 
The building is at a stage now where it must either be revitalized or taken down.  If it is taken 
down a significant and highly visible piece of La Crosse's history will be lost. 
 
The building is on a highly visible corner and is a very desirable location for the creation of first 
floor commercial space with residential dwelling units above.  The first floor is suited for a 
number of different commercial uses such as a restaurant/cafe, retail space, office space or a 
specialty shop. 
 
We feel the upper level space would be best suited for high end residential apartments.   Our 
current plan is to create two two-bedroom apartment units each with a separate entry.  These 
apartments as well as the first floor will reuse as much of the historic finishes as possible.  
Materials of this caliber are hard, if not impossible, to find in today's industry.  We want to 
PRESERVE the historical aspects of this property to the greatest extent possible. 
 
Yet another asset to the property is the potential for some limited off street parking on the back 
lot area. 
 
Our development team consists of specialists dedicated to the La Crosse community.  Dan Moen 
(owner of Artisan Preservation Co.), Marc Zettler (Preservation Architect for HSR Associates, 
Inc.) and Ryan Johnson (owner of RRJ Holdings, L.L.C.) will each be bringing their knowledge 
and expertise into a partnership to save the building and bring it back to being the gem of the 
north side.  We will not be taking a development fee on this project as shown in our projections 
since we all feel very strongly about saving this building. 
 
We understand that the city has already invested heavily in this building and that the current tax 
revenue from the property is zero.  Upon completion of this project it will once again produce 
revenue to the city through the form of property tax generation. 
 
On the following pages we will further explain our in-depth plan on how we propose to 
successfully complete this project.  Thank you for your time and consideration!
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800-802 Rose Street zoned as C1 - Local Business District 
Image obtained from https://gis.cityoflacrosse.org/maps/LaCrosse_GIS/ 

 
2.   Investment Analysis 
 
A.  Development Proposals:   
 
The building at 800-802 Rose Street on La Crosse's north side is an architectural icon to the 
community.  The choice to pursue this project was made after learning that the building may soon 
meet the wrecking ball if no acceptable development offers were received by the City of La 
Crosse.  The two story brick structure was built to last using some of the finest materials available 
at the time of its construction.  The expert craftsmanship and care poured into the initial 
construction is one of the main reasons the building has been able to withstand the abuse and 
neglect it has received over the years.  We feel that this project is not only beneficial to the 
building itself, but can also serve as a catalyst project for the Uptowne/Old Towne North 
revitalization effort.  It is situated in a very positive location. 
 
B.  Rationale: 
 

· The building is well constructed, i.e. it has "good bones". 
· This can tie into the energy of the Old Towne North revitalization 
· This building is perfectly situated to tap into the activity created by the La 

Crosse Loggers 
· The size and configuration of this building make it an excellent candidate for 1-2 

first floor commercial tenants and two high end apartments above. 
· The property is zoned as C1 - Local Business District. 
· The chosen site is on a major traffic artery, USH 53 North. 
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 Images obtained from 

https://gis.cityoflacrosse.org/maps/La
Crosse_GIS/ 

 
3.   Site Analysis 
 
A. Context 

 
The site is located on the corner of Rose Street (USH 53) and St. Cloud Street north of 
downtown La Crosse.  It is located just south of what is being rebranded as the Uptowne 
area, which is a small but vibrant business district centered around Caledonia Street one 
block off the highway.  The neighborhood is a mix of business and residential uses.  The 
close proximity to amenities such as Copeland Park and the Black River make this a very 
attractive site for both commercial and residential uses. 
 

Context Map of La Crosse 
 

 
 
 
 
 
 
     

Copeland Park 

Uptowne 

800-802 Rose Street 



 A Proposal for: 
 Magill Brothers Bank / Masonic Temple 

 March 2017 4 

R
ev

ita
liz

in
g 

a 
La

nd
m

ar
k 

Si
te

 A
na

ly
si

s 
 Image obtained from https://gis.cityoflacrosse.org/maps/LaCrosse_GIS/ 

 
B.  Site & Immediate Surroundings 
 
As mentioned above, the site is located just two blocks from Copeland Park, home of the 
La Crosse Loggers baseball team.  It should be noted that the La Crosse Loggers are in 
the process of adding a new entry, kitchen, concessions area, restrooms, office and a pro-
shop to the stadium area.  There are also a number of small businesses in the area.  The 
Sports Nut is located directly across the street and Curtis Printing is directly behind the 
property. 
 
C.  Traffic Count 
 
According to Rose Street traffic studies published by the Wisconsin DOT, there was an 
average daily traffic count of almost 24,000 vehicles per day going past the site in 2014.  
The traffic flow rates are also very consistent from year to year, meaning a stable volume 
of traffic traveling past the site.  This is an ideal traffic volume for retail as well as 
restaurant uses. 
 

 
 

Image obtained from 
http://wisconsindot.gov/Documents/projects/data-
plan/traf-counts/cont2014-l-o.pdf 



 A Proposal for: 
 Magill Brothers Bank / Masonic Temple 

 March 2017 5 

R
ev

ita
liz

in
g 

a 
La

nd
m

ar
k 

C
on

ce
pt

 D
ra

w
in

gs
 

 
 
4.   Concept Drawings 
 

A. Concept Floor Plans 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Ground Level Floor Plan 
800-802 Rose Street 
Drawn by Marc Zettler 

Second Floor Plan 
800-802 Rose Street 
Drawn by Marc Zettler 
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B.  Facade Rendering 
 

Rose Street (West) Elevation 
800-802 Rose Street 
Drawn by Marc Zettler 
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5.   Acquisition Costs 
 
A. Site Acquisition: 

 
A number of factors have gone into the proposed offer to the City of La Crosse for this 
property.  We understand that the city has put hundreds of thousands of dollars into the 
building to stabilize the structure.  However, as the following sections will demonstrate, 
the building still requires hundreds of thousands of dollars in addition to the sum already 
spent in order to bring the building up to code and make it once again habitable.  Another 
significant factor is the fact that this project is NOT eligible for historic tax credits.  
Currently, income producing buildings listed on the National Register of Historic Places 
can receive up to a 20% Federal and 20% State tax credit to help offset qualified 
rehabilitation costs.  The utilization of these credits would have made this project much 
more economically viable. 
 
After analyzing these and other factors, we propose offering the City of La Crosse $10.00 
for the property at 800-802 Rose Street.  The city will gain the economic benefit of 
having this property once again generate property taxes for the local tax base.  It will also 
benefit from the additional jobs and dwelling units created though this project, in addition 
to having an important piece of our local history revitalized and preserved for future 
generations. 
  
B. Items provided by seller (City of La Crosse): 
 
In order to make this project economically viable, the following items will be 
incorporated into the sale of the property: 
 

• City of La Crosse to address pigeon infestation: Abatement and cleanup prior to 
property transfer.  

•  No off street parking requirements. 
•  Sewer to be inspected by City of La Crosse to make sure main line is intact and 

functional. 
• 6” water main to building provided by City of La Crosse. 
•  Asbestos removal. City of La Crosse will split cost (50/50) of asbestos removal 

with developer. Estimated cost is $12,490.00. 
• Real Estate Taxes $600/yr for two years of redevelopment property. 
• No closing costs. 
• City of La Crosse to provide Upper Floor Renovation Loan 
• Terms of UFRL:  $200,000, 10 year term at 2% 
• UFRL payback to start January 2019. 
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6.   Soft Costs 
 
A. Design Fees 

 
In the lines below, we have outlined our design costs.  Please note that we show only 
Architectural and Structural Engineering.  Mechanical, electrical and plumbing design are 
proposed to be handled by a Design/Build product deliver method. 
 

 
•Schematic Design: $3,360 
•Construction Documents, Specifications & Code Research: $19,040 
•Structural Engineering: $3,000 
•Renderings/Marketing Graphics: $8,400 
 
Design Phase Subtotal: $33,800 
 
•Construction Phase Services: Billed in addition at hourly rates 
 
B. Review/Additional Fees: 
 
•Code Review: $1,500 
•Permits: $2,000 
•Printing: $500 
 
C. Other Soft Costs: 
 
•Legal Fees: $2,000 
•Developer Fees (Waived): $0 
 
Total Projected Soft Costs: $39,800
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7.   Construction Costs 
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Asbestos Abatement:  
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Plumbing: 
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HVAC: 
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 Electrical: 
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8.   Construction Schedule 
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9.   10 Year Pro Forma 
 
A. Financial Overview 
 
Project Cost Estimate:  $400,000 (approximate) 
 Soft Costs: $39,800 
 Construction Costs: $320,313 
 Construction Contingency 10%: $32,031 
 Total: $392,144 
 
Equity:  $100,000 
 
Debt:  $300,000 
 
 
    
 Lease Up Partial Year 

(2019) 
Lease Up First Full 
Year (2020) 

Ten Year  
(2026) 

    
Gross Rental 
Income 

$46,680.00 $48,960.00 $62,040.00 

Total Expenses $16,300.00 $16,420.00 $18,580.00 
NOI $25,280.00 $32,540.00 $43,460.00 
    
Debt Service $39,043.92 $39,043.92 $39,043.92 
    
CASH FLOW ($13,763.92) ($6,503.92) $4,416.08 
    
 
Basic Assumptions: 

• Property purchase price: $10.00 
• Debt Service would consist of Upper Floor Renovation Loan in conjunction with 

conventional financing. Total Financing: $300,000.00 (UFRL $200,000, 
Conventional $100,000) 

• Terms of UFRL: $200,000.00, 10 years, 2% 
• Terms conventional loan: $100,000.00, 7 years, 5% 
• No Closing Costs added to transfer. 
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B.  Pro Forma 
 
Year 1:      Year 2: 



 A Proposal for: 
 Magill Brothers Bank / Masonic Temple 

 March 2017 20 

R
ev

ita
liz

in
g 

a 
La

nd
m

ar
k 

10
 Y

ea
r P

ro
 F

or
m

a 
 

 
Year 3:             Year 4:
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Year 5:             Year 6:
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Year 7:             Year 8:
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Year 9:             Year 10:
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10.   Team Experience 
 
A. Our Team 
 
This is a specialized project well suited to our specialized team.  We all come from 
different walks in life, but have one thing in common, our passion for preservation!  The 
following pages have condensed resumes from our team. 
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Daniel Moen 
W5670 County Road F, La Crosse, WI 54601 
(608) 385-4527 1artisanbusiness@gmail.com 
 
Professional Profile: 

Master craftsman specializing in historic building restoration:  The Artisan 
Preservation Company began in 1993 in the basement of the Glensheen Mansion.  
I was a college student, son of a contractor who was dating an architecture 
student. 

 
Experience: 
Owner:  The Artisan Preservation Company, La Crosse, WI   2006 – Present 
 The Artisan Restoration Company, Minneapolis, MN  1993-2005 

• Wiggert Gund Building Historic Renovation, (NPS Tax Credit Project) La Crosse, 
WI KLC Properties 

• Jacobs Building Rehabilitation, (NPS Tax Credit Project) La Crosse, WI  
TGAAR, LLC 

• 413 Jay Street Rehabilitation, (NPS Tax Credit Project) La Crosse, WI, RRJ 
Holdings, LLC 

• Fort McCoy Historic Hwy 16 Front Gate Restoration, Fort McCoy, WI US Army 
Corp of Engineers 

• Phi Theta Kappa Fraternity House Restoration, University of Minnesota 
• Cleary Kumm Heritage Home Restoration, La Crosse, WI  Gail Cleary 
• Days Inn French Island Remodel, La Crosse, WI  Cleary Management 
• Hixon House Restoration, Phase II, La Crosse, WI La Crosse Historical Society 

 
Education: 
Bachelor of Science in Business:  Carlson School of Management, University of 
Minnesota-Minneapolis, 2006 
 
Community Service:  (Current) 

• Rotary Lights Steering Committee  
• Preservation Alliance of La Crosse - Board of Directors  

  

mailto:1artisanbusiness@gmail.com
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Marcus Zettler, APT, NCARB 
 

1609 Mississippi Street, La Crosse, WI 54601  
(608) 844-1208 MZettler0916@gmail.com 
 
Certification: 
Licensed Architect :  

• State of Nebraska November 2011-present 
• State of Wisconsin June 2012-present 

Historic Architect:  
• Per the Secretary of the Interior's Professional Qualification Standards 36 CFR Part 61 

 
Experience: 
Project Architect:  HSR Associates, Inc., La Crosse, WI  June 2013 - Present 

• Historic Jacobs Building Rehabilitation (NPS Tax Credit Project), La Crosse, WI† 
• 413 Jay Street Building Rehabilitation (NPS Tax Credit Project), La Crosse, WI† 
• Historic A. A. Arnold House - Conditions Assessment & Restoration, Galesville, WI†  
• Vernon County Museum Elevator Addition, Viroqua, WI† 
• Dr. A. Gundersen Summer Residence Historic Renovation, Helgaland, WI† 
• Western Technical College - Coleman Center Masonry Restoration, La Crosse, WI 

 
Project Architect:  Berggren Architects, Lincoln, NE   Jan. 2010 - June 2013 

• Saline County Courthouse Restoration, Addition & Veterans Memorial, Wilber, NE† 
• Valley County Courthouse Renovation and Masonry Restoration, Ord, NE† 
• Auld Public Library Renovation and Addition, Red Cloud, NE† 
• Historic Yates House Adaptive Reuse, Lincoln, NE (Conversion to Sorority) † 
• North Bend Carnegie Library Restoration, North Bend, NE (Conversion to Office) † 

 
Intern Architect:  River Architects, Inc., La Crosse, WI   June 2006 - July 2009  

• Memorial to the Unborn, Shrine of Our Lady Guadalupe, La Crosse, WI  
• Historic Benjamin Ott House Renovation and Addition, La Crosse, WI† 
• Jumonville Residence Renovation and Addition, La Crosse, WI†  
• Eagle Hotel Building – Feasibility Study, La Crosse, WI† 

 
Intern Architect:  LJM Architects, Sheboygan, WI   May 2004 - May 2006 

• Principal Investigator:  Sheboygan Intensive Survey Phases II, III, IV 
 
Other Work:   

• Principal Author:  Governor Upham House Historic Structure Report, Marshfield WI (2009-12) † 
• Material and finishes survey Frank Lloyd Wright designed home, Milwaukee, WI (2005-06) † 
• Masonry restoration and archaeological survey - Duomo, San Gemini, Italy (2005) 

 
Education: 
Master of Architecture:  University of Wisconsin-Milwaukee, Spring 2006 

• Certificate in Historic Preservation 
B.S. in Architectural Studies:  University of Wisconsin-Milwaukee, Spring 2004 
 
Community Service:  (Current) 

• DMI Design Committee  
• Preservation Alliance of La Crosse 

 
†Denotes buildings listed in the National Register of Historic Places 
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Ryan R. Johnson 
731 Shelly Lane, Onalaska, WI 54650 
(608) 317-5353  ryan@baburrito.com 
 
 
Executive Profile: 

Entrepreneur with career emphasis in real estate and the restaurant and beverage 
industry. 
 
 
 

Professional Experience: 
Owner:  RRJ Holdings, La Crosse, WI (March 2015) 

Commercial Real Estate and Development 
 
Co-Owner; Marketing/Brand Developer:  The Old Crow, La Crosse, WI (March 

2015) 
Full service American Gastropub. 

 
Co-Owner; Marketing/Brand Developer:  Howie's on La Crosse, La Crosse, WI 

(February 2012) 
Re-branded Howie's, a La Crosse landmark since 1945. 

 
Owner:  Howie's Properties, La Crosse, WI (November 2011) 

Commercial Real Estate 
 
Owner and Founder:  B.A. Burrito Co., La Crosse Area 

April 2008: Opened first B.A. Burrito Co. location. 
Currently operating 4 locations. 

 
Co-Owner; Marketing/Brand Developer:  State Room, La Crosse, WI (February 

2009) 
3rd Street's first smoke free drinking establishment. 

 
Owner:  State Room Properties, La Crosse, WI (February 2009) 

Commercial Real Estate 
 
Quiznos Sub Franchisee; Owner Operator:  One Sweet World Investments,                   

La Crosse Area, April 2005-December 2010 
Owned and operated Quiznos Sub franchise locations throughout the La Crosse 
area. Grew business operation to four locations. 
Set Grand Opening Sales record for the franchise (traditional store category) at 
Onalaska, WI. location in April 2005. 

 

Account Manager:  Midwest Coca-Cola, La Crosse, WI (2002-2004) 
 
 
 

Education: 
Bachelor of Science - Marketing:  University of Wisconsin-La Crosse, 2001 
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11.   Partnership/Financial Information 
 
A. Company Structure 
 
Upon approval of our proposal we intend to formally organize into a Limited Liability 
Corporation.  All articles of incorporation will be submitted immediately upon the 
formation. 
 
Attached is a letter from State Bank Financial our intended funding source in addition to 
the Upper Floor Revitalization Loan.  Upon acceptance of this proposal, we will organize 
into the above mentioned LLC.  Once the LLC is in place and the final dollar amount of 
the UFRL program has been determined, State Bank can commit to a dollar amount for 
financing. 
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12.   Conclusion 
 
A. The Building 
 
The Magill Brothers Bank / Masonic Temple building is a northside landmark and needs 
to be preserved.  It is in a good location for both commercial and residential uses.  Our 
proposal capitalizes on both with first floor commercial space and high end apartments 
above.  This will give La Crosse two high end apartments with the feel of downtown 
living without the hassles of living downtown.  The building has 'good bones' and we 
intend to utilize that to our adavantage.  We will be respectful to this historic building 
fabric within this structure.  Once complete this building will have a new lease on life and 
can continue to serve as a northside landmark for decades to come. 
 
B. The Costs 
 
This project will have significant costs since the building systems are all obsolete.  We 
will install new mechanical, electrical and plumbing systems as well as make structural 
corrections and restoration of historic finishes.  We understand that to do this project 
right, there will be hundreds of thousands of dollars invested on our part.  There is also a 
significant time commitment that we are all more than ready to make to save this 
building. 
 
C. The Team 
 
This team consists of people who call the La Crosse community home.  We live and work 
here.  All of us have a passion for preservation.  We have construction, design and 
development expertise focused on historic buildings, and also have a proven track record 
of getting projects done right.   
 
 
We would like to thank the City of La Crosse Common Council and Planning & 
Economic Development Department for their time and consideration. 
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