
          

 

Trane Plant 6 Re-Development Site 
Executive Summary for ”The Residences” 

 
[Note: This image is not current and will be updated by 2/21/21] 

In 2013, STIZO Development, LLC purchased the former Trane Plant 6 site from LIPCO.  After multiple 
end users have failed to materialize including submitted proposals from two separate Low Income 
Housing Tax Credit (LIHTC) developers and the recently proposed STAR center, as well as two different 
grocery stores, a proposed hockey arena and a convenience store, the owners have drafted up a mixed 
use, residential focused project.  The proposed project will be a combination of multi-family housing, 
office, and owner-occupied homes on the lower north side of La Crosse.   

Phase one of the proposed re- development will occur on the north four acres of the existing site and 
will consist of 146 market rate apartments with a focus on work-force housing, fourteen (14) owner 
occupied condos for sale and a centrally located activity center.  The activity center will consist of a 
leasing office, fitness studio, lounge, gathering rooms, 5 incubator offices for lease and indoor and 
outdoor gathering space.  The diversity of residences in phase one will be combined with a 
complimentary use of phase two.   



There will be a total of five buildings constructed in phase one of the project.  The buildings will all 
address and utilize universal design principles, exceed accessibility requirements, and have a unique 
focus on installing natural landscaping as a food source for the residents in the neighborhood.  The 
monthly rent of the residences in the 72-unit buildings will range from $799/month to $1,250/month.  
The owner-occupied condos will consist of two-bedroom ranch (one-level) style and three-bedroom 
two-story style and will be for sale starting at $229,000. 

This development also proposes to connect the Lower Northside neighborhood to the marsh trails from 
Red Cloud park.  This connector would allow residents in the neighborhood to access UW-La Crosse and 
downtown Riverside Park without having to cross a road. 

 

Project Highlights: 

Current Assessed Value: $1,377,800 

Current Tax Revenue: $35,282.30 

Projected Assessed Value: $18,929,511.86 

 Projected Tax Revenue: $447,928.40 

Project Cost: $23,199,526.34 

Number of Residences: 160 

Number of Bedrooms: 212 

Number of Parking Spaces: 175 

 Garage/Enclosed: 102 

 Surface:  73 

 

 

 

 

 

 

 

 

 

 



 

Trane Plant 6 Re-Development  

Proposed Terms: 

 

1. Currently, the stabilized NOI of the rental residences average for years 4, 5, and 6 is 
$1,088,446.93. Capitalization of this NOI at 5.75 percent equates to a real-time real estate value 
of $18,929,511.86. The residential rental units' total construction cost is $23,199,526.34, which 
creates an economic gap of $4,270,014.49. But for TIF assistance, this project is not financially 
feasible. We are proposing a TIF amount of $3,750,000.00, which is 16% of the project cost. The 
reason that our request is less than the shortfall of $4,270,014.49 is as follows. We think the 
current construction cost will decrease by the start date, as supply chain issues, lumber, and 
material prices have spiked during COVID and are very volatile. A one percent reduction in 
construction cost will absorb part of this shortfall. 

2. The payback period of the TIF request is through 2036. We are requesting that the TIF payback 
be accelerated by developing phase two of the Trane Plant 6 site. For example, if phase two of 
the site totals $10,000,000.00 (Ten Million) but requires no TIF or a short TIF life to make the 
development work, such unused TIF will accelerate the payback request in item #1. For 
reference, we have included assumptive analysis based on the development of phase 2. 

3. We are requesting that the City apply for a WEDC grant of $250,000.00 for assistance in the 
project and fill the shortfall gap as outlined in item # 1. 

4. We are requesting that the City pay for all costs for the extension of Hager Street through the 
site.  Upon completion of the roadway, the land and roadway will be deeded over to the city. 
The estimated cost based on the current construction costs is approximately $685,000.00. We 
would suggest this portion of the project be a “not to exceed price” and wait to rebid until mid-
summer to reduce project cost. The extension of Hager Street to the east side of the site, 
thereby creating a potential connector between St Cloud and St Andrew to better complete the 
grid.  

5. When capital budget funds are available, we are requesting that the City install decorative 
lighting consistent with the new decorative lighting installed on George Street. 

6. We are requesting the installation of bike and pedestrian facilities on St Andrews Street. 
7. We are requesting Red Cloud Park be connected and integrated into the marsh pedestrian trail 

system. This would connect residents of the Lower Northside Neighborhood to Downtown La 
Crosse and Hixon Forest without ever crossing a roadway. This pedestrian-based connector is a 
critical element in catalyzing the Lower North Side. This pedestrian connector should have 
single-track that compliments the main connector. We are thereby bringing the love of our local 
citizens for trail systems to this immediate neighborhood.  

8. Other terms as necessary based on work with staff to successfully complete the development. 
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TOTAL 24 28 20 72 84,328 SQ. FT.
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UNIT MATRIX

STUDIO 1 BEDROOM 2 BEDROOM TOTAL SQUARE FOOTAGE
5TH FLOOR 6 7 5 18 17,102 SQ. FT.
4TH FLOOR 6 7 5 18 17,017 SQ. FT.
3RD FLOOR 6 7 5 18 17,017 SQ. FT
2ND FLOOR 6 7 5 18        17,017 SQ. FT.
GROUND/PARKING - - -   -        16,175 SQ. FT.         
TOTAL 24 28 20 72 84,328 SQ. FT.

LOWER LEVEL PARKING: 43 STALLS
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UNIT MATRIX

STUDIO 1 BEDROOM 2 BEDROOM TOTAL SQUARE FOOTAGE
5TH FLOOR 6 7 5 18 17,102 SQ. FT.
4TH FLOOR 6 7 5 18 17,017 SQ. FT.
3RD FLOOR 6 7 5 18 17,017 SQ. FT
2ND FLOOR 6 7 5 18        17,017 SQ. FT.
GROUND/PARKING - - -   -        16,175 SQ. FT.         
TOTAL 24 28 20 72 84,328 SQ. FT.

LOWER LEVEL PARKING: 43 STALLS
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Business Plan 

 
This is a real estate investment versus an operating business. The long-term business plan is to hold the 
investment. Three Sixty Real Estate Solutions LLC will manage the operations of the facility. Three Sixty 
will handle all day to day operations, budgeting (both operating and capital), cash management, and tax 
preparation work. Additionally, Three Sixty team completed the market analysis, proof of concept, focus 
group, and community based data.  

 



Customer Name: Red Cloud 7 units

Job Address: HAGAR ST, LACROSSE

Estimated Start Date: 1-Aug-21

Company Name

Concrete Work: ACT

Framing Contractor: J&D

Plumbers: B&B

Electrician: STETTER

HVAC Contractor: SCHNEIDER

Trim Contractor: J&D

CONSTRUCTION SPECIFIC ITEMS Notes DAYS

Prior to Digging:

Apply for permits plans, energy calcs, 

Send out plans for Bids

Send out plans for Floor Deck Takeoff

Call diggers Hotline 3 days out

Send plans to Kevin for Focus on Energy

Locate lot Stakes / Stake out lot

Apply for Gas / Electric

Order Trusses pitches, lengths, bearing walls correct?

Order Ext. Windows / Doors (and handles) tempered glass?, jamb extentions?, Low - E, Single slide?, Clad and hardware color?, grills?

Schedule Electrician to bond footings

Schedule Framing Company

Excavation / Foundation:ON SITE CONSTRUCTION START

Dig Hole Need fill?, Extra hauled out? 1

Install Silt Fence / Tracking Pad 1

Have Erosion Control Inspected can text pic. Of site

Pour Footings / Bond Electrical 2

Pour Foundation 2

Waterproof Foundation

Install Temp. Electrical 1

Install wall bracing if needed

Call in 24 hour relocate

Install Draintile / Sump pit Underground pipe for gutters?

 Install Laterals 2

Backfill Foundation and rough grade 2

Framing:

Deliver  / Install basement ext. materials include int. bearing walls

Deliver restroom / Dumpster

Insulate and rI In floor heat 4

Underground Plumbing 4



Pour Basement / Garage Floors / Front Stoops 2

Deliver / Install 1st floor / garage package remember pocket door frames 8

Deliver / Install 2nd floor floordeck and walls 2

Infloor heat rough in if needed? 1

Deliver / Install Trusses 5

Deliver / Install Roof package 4

Deliver / Install Shingle package 3

Deliver / Install Soffit and Facia 5

Deliver / Install Ext. Doors / Windows 3

Deliver Locksets / Deadbolts remember lockbox for keys 1

Deliver / Install Basement Int. Walls Include Stair systems

Order Bath fixtures

Deliver / Install Fireplace box 2

Deliver / Install Tubs / Showers Install before ext. doors 1

Deliver / Install front stoop posts 1

Deliver / Install Siding one coat of paint on trimmers 10

Schedule Framing Inspection 2 days out

Spray foam joist Cavities / Cantilevers 1

Plumbing Rough in 5

HVAC Rough in 5

Electrical Rough in have bulk heads built and cabinet prints ready5

Make sure Mechanicals Inspected

Rough In Specials (audio/video, security..) 1

Order trim/doors and deliver to painters

Order Garage doors (3 weeks out)

Caulk and seal house 2

Schedule Insulation Installation

Blower Door Fog test

Order Drywall

Order Cabinets / Tops

Schedule Insulation Inspection

Schedule Focus on Energy Site visit

Order Flooring - Line up Installers 1

Install Drywall 20

Insulate Attics / Seal top plates - once lids are on 1

Install Gutters 2

Prime / Paint Walls remember vapor barier 3

Install Garage Doors Garage must be painted first 2

Pour Driveway, Sidewalks, Patios 4

Trim:

Install Ceramic / Vinyl / Wood Flooring 5

Install Cabinets / Tops 5

Stain / Varnish Windows 2

Order Shower Doors / Mirrors

Install other flooring (laminates)

Exterior Painting 4



Deliver / Install Exterior Decks

Deliver / Install Case, Base, Doors, Misc. 15

Deliver Appliances 1

Plumbing Finish 4

Electrical Finish 4

HVAC Finish Registers? 4

Pick up Dumpster / Restroom 1

Install Mailboxes, House Numbers 1

Landscaping 4

Carpet Install 3

Schedule Final Inspection

Punch List 2

Final Clean up 2

Apply for Occupancy Permit

Customer Walk Through? 1

START DATE Work days 177

1-Aug-21 Work Weeks 35.4

FINISH DATE Work months 8.2







Trane Plant 6 

Project Employment 

 

Stizo Development, LLC will not have employees.  Stizo will hire professional service organizations to 
provide all construction, management and other related services as needed. 

 

Construction Employment 

It is estimated that the construction related employee will be 50-60 FTE.  These employees full benefit 
package is approximately $50.00 -$60.00 per hour.  This includes health insurance related benefits. 

 

Property Management 

It is estimated that the property management related employees will consist of a full-time manager and 
two full time caretaker/maintenance positions.  These employees full benefits package is approximately 
$40,000 - $50,000 per year for the manager and $35,000-$45,000 per year for the caretaker. 

These compensation packages include a cafeteria plan of benefits.  In addition, service contract 
employment will equal 2-3 FTE.  These positions will vary in compensation and benefit packages. 
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