
Redevelopment Authority

City of La Crosse, Wisconsin

Meeting Agenda

City Hall

400 La Crosse Street

La Crosse, WI 54601

Grandad Room - City Hall4:00 PMThursday, December 18, 2025

The meeting is conducted in person and virtually via the links below. To join the meeting click this link

(or typing the URL in your web browser address bar):

https://cityoflacrosse-org.zoom.us/j/83060131598?pwd=rPgJk1KHjqM7wooFEB8SreAJG8BmE0.1

Meeting ID: 830 6013 1598 Passcode: RDA26; Dial by your location: +1-646-558-8656

If attending virtually and you wish to speak, contact the Department of Planning and Development at 

the email or phone number below so we can provide you with the necessary information to join in.

Members of the public who would like to provide written comments on any agenda may do so by

emailing tranea@cityoflacrosse.org, using a drop box outside of City Hall or mailing the Department of

Planning and Development, 400 La Crosse Street, La Crosse WI 54601. Questions, call

608-789-7512.

Call to Order

Roll Call

Approval of Minutes from November 20, 2025 meeting.

Agenda Items:

1. Introduction of new RDA member, Phil Ostrem.

2. 25-1430 Consideration and possible action on snow removal bids and agreement 

for River Point District.

Snow removal bids and agreementAttachments:

3. 25-1431 Consideration and possible action on Property Management Agreement 

for 63 Kraft St.

Property Management Agreement.pdfAttachments:

4. 25-1429 Monthly Financial Update - December 2025.

December Financials.pdfAttachments:

5. 25-1428 Monthly Project Manager Update for River Point District - December 2025

December 2025Attachments:

6. 25-1432 Consideration and possible action on proposals for Lot 11.
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December 18, 2025Redevelopment Authority Meeting Agenda

(Note: The Committee and/or Council may convene in closed session 

pursuant to Wis. Stat. 19.85(1)(e) to formulate & update negotiation 

strategies and parameters. Following such closed session, the Committee 

and/or Council may reconvene in open session.)

7. 25-1433 Consideration and possible action on proposal for Lot 12.

Adjournment

Notice is further given that members of other governmental bodies may be present at the above 

scheduled meeting to gather information about a subject over which they have decision-making 

responsibility.

NOTICE TO PERSONS WITH A DISABILITY

Requests from persons with a disability who need assistance to participate in this meeting should call 

the City Clerk's office at (608) 789-7510 or send an email to ADAcityclerk@cityoflacrosse.org, with as 

much advance notice as possible.
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File Number: 25-1430
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Agenda Number: 2.
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Jason Gilman, Principal, AICP 
jbgplanning@outlook.com 

 

 

 
December 9, 2025 
 
River Point District Sidewalk Snow Removal Bids and Draft Agreement 
 
Introduction: The Redevelopment Authority of the City of La Crosse, owning land in the River Point District 
development, is required to contract snow removal on the sidewalk areas.  This would not include the 
privately held sites that have been sold, as once the property transfers to private ownership, it is the 
responsibility of the new landowner to handle maintenance.  Minimum snow removal requirements for 
sidewalks focus on accessibility through the winter months, so a preferred path to the full width of the 
sidewalk, or a minimum of 4’ is preferred, including removal of snow from curb ramps.  Additionally, the 
following bids were gathered based on the available equipment these companies use, which is suited for 
urban sidewalks-a blower-brush machine, or light plow made for urban sidewalks is preferred over heavy 
equipment such as a skid steer to avoid damage to new infrastructure. 
 
Bids received: 
 

Company Contact Telephone/Email Pricing 

Property Reliance Marty Walleser 608-790-6798 
Martywalleser@propertyreliance.com 

0-3”: $500 
3-6”: $700 
6-9”: $900 
9-12”: $1,100 
Additional services 
include salting when 
needed at $.40 per 
pound plus $100 per 
man hour 

Peterson Snow 
Plowing 

Tom Peterson 608-769-7669 
Tomlax777@aol.com 

Flat rate of 
$1,275.00 for any 
snowfall over 1” 

BKC Construction Caleb 608-780-1811 
info@bkcconstruction.com 

Flat Fee of $850 for 
snow up to 6”.  6-
10” add 35%.  10” 
plus add 50%.  $150 
per man hour  for 
salt plus salt costs 
$20 per bag 
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Jason Gilman, Principal, AICP 
jbgplanning@outlook.com 

 

 

 
 
This is the map given to the bidders on the applicable areas needing snow removal minus the privately owned 
lots: 
 

 
 
The lineal feet calculation is approximately 1,875.00 lf of sidewalk. 
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Jason Gilman, Principal, AICP 
jbgplanning@outlook.com 

 

 

 
 
 
It is important to note the average snowfalls in La Crosse are as follows: 

 The average snowfall per event is 1.5 inches 

 Measurable snowfalls occur on average 30 times per season 

 By month averages: 
o Nov. 3 to 4 inches 
o Dec. 11 to 12 inches 
o January: 9 to 10 inches 
o February: 7 to 8 inches 
o March: 3 inches 
o April: 1 to 3 inches 

 
Given the 1.5 inches averages and 30 events, the cost for annual snow removal based on the current land 
holdings of the RDA would be approximately $15,000+ 
 
Based on the costs provided, it appears property reliance is the most affordable.  They also have a range of 
machines that are suitable for urban sidewalks. 
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Jason Gilman, Principal, AICP 
jbgplanning@outlook.com 

 

 

 
Standard Agreement Example 

 
 
 

SNOW REMOVAL SERVICES AGREEMENT BETWEEN 

THE CITY OF LA CROSSE REDEVELOPMENT AUTHORITY 

AND 

Vendor Goes Here 

 

 

This Agreement is entered into this ______ day of ______________, 2025, between the City of La Crosse 

REDEVELOPMENT AUTHORITY , Wisconsin, a Wisconsin municipal corporation with offices located at 

400 La Crosse Street, La Crosse, Wisconsin 54601 (“RDA”), and   Vendor Goes Here, with offices located at   

Vendor Address  (“Contracting Party”). 

WITNESSETH: 

Whereas, the RDA has certain property that requires snow removal and other services at certain times during the 

year, and desires to enter into an agreement concerning such services, and  

Whereas, the Contracting Party desires to provide snow removal and other services to the City pursuant to the 

terms and conditions set forth in this Agreement, the City’s Standard Terms and Conditions, the Request for 

Quotations – 2025 River Point District Snow Removal Services, dated December, 2025; any addendums and 

additions, and any negotiated extensions as allowed and approved by Park Management and/or the Board of 

Public Works or RDA,  

Whereas, the RDA and Contracting party wish to set forth in this agreement their respective commitments, 

understands, rights and obligations as more fully described herein.    

NOW THEREFORE, in consideration of the mutual covenants and agreements herein exchanged, and other 

good and valuable consideration, the receipt and sufficiency of which the parties acknowledge, the parties hereto 

agree as follows:  

1.  Services.  Contracting Party shall provide the City with snow removal and other services at City properties 

listed herein.  Frequency of snow removal shall be as city regulations require removal of snow from public 

sidewalks after snowfalls  Contracting Party will further provide services such as salt or ice removal specified 

pursuant to the terms and conditions set forth in this Agreement as conditions require, the City’s Standard Terms 

and Conditions, per the map of applicable sidewalks which are attached to and incorporated into this Agreement.   

2.  Rates.  City will pay the Contractor at the rates as set forth in attached site list(s), which is attached to and 

incorporated into this Agreement. 

3.  Invoices.  Invoices will be submitted monthly with separate bills for individual City Departments, as indicated 

on the site summary.  Invoices are payable within forty-five (45) days of receipt at the address set forth on the 

invoice. 
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Jason Gilman, Principal, AICP 
jbgplanning@outlook.com 

 

 

 

SNOW REMOVAL SERVICES AGREEMENT BETWEEN 

THE CITY OF LA CROSSE 

AND 

Vendor Goes Here 

 

4.  Term.  The term of the Agreement shall be from the period of December 19, 2025, THROUGH APRIL 30, 

2026, unless terminated earlier by the City of La Crosse RDA. 

 

5. Insurance.  Contractor shall hold private business and liability insurance as required by the City’s standard 

terms and conditions. 

 

6. Damages.  Any damage to city infrastructure or private property during the conduct of these operations shall 

be the sole responsibility of the contractor for repairs. 

 

7. Equipment.  Contractor shall provide equipment sufficient to remove snow as required by City ordinance.  

Equipment shall be suitable for urban sidewalks and infrastructure without damaging surfaces, such as brush and 

blower machines or suitable light plows made for sidewalk applications. 

 

IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of the day, month and year set 

forth above. 

 

CITY OF LA CROSSE:     
 
______________________________ 
 
______________________________   
 
CONTRACTING PARTY:      

 
______________________________   
 
______________________________ 
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 BALANCE SHEET
Type of Statement: Co. Prep's
Date of Statement: 1/31/2025 2/28/2025 3/31/2025 4/30/2025 5/31/2025 6/30/2025 7/31/2025 8/31/2025 9/30/2025 10/31/2025 11/30/2025

 ASSETS
Cash - SB Checking $5,000 $11,632 $175,924 $5,100 $55,570 $315,390 $94,265 $5,000 $40,210 $5,000 $118,504
Cash - SB MM (Operating, UR) $1,254,507 $1,246,717 $1,084,374 $889,459 $881,355 $873,048 $866,565 $847,984 $834,915 $841,845 $832,962
Cash - SB MM Restricted Planning Option Agreement Deposits $159,795 $153,896 $153,896 $153,896 $153,896 $153,566 $153,136 $162,086 $166,626 $163,976 $163,976
   Total Current Assets $1,419,302 $1,412,245 $1,414,194 $1,048,455 $1,090,821 $1,342,005 $1,113,966 $1,015,070 $1,041,751 $1,010,821 $1,115,442
Land - Estimated Value $7,000,000 $7,000,000 $7,000,000 $7,000,000 $7,000,000 $7,000,000 $7,000,000 $7,000,000 $7,000,000 $7,000,000 $7,000,000
Land - 200-206 Causeway Blvd $0 $0 $0 $331,697 $331,697 $331,697 $331,697 $331,697 $331,697 $331,697 $331,697
63 Kraft Street $0 $0 $0 $0 $0 $0 $0 $0 $0 $1,360,802 $1,360,802
Note Receivable - Gorman (02/28/2034) $300,000 $300,000 $300,000 $300,000 $300,000 $300,000 $300,000 $300,000 $300,000 $300,000 $300,000
   Total Assets $8,719,302 $8,712,245 $8,714,194 $8,680,152 $8,722,518 $8,973,702 $8,745,663 $8,646,767 $8,673,448 $10,003,320 $10,107,941
 LIABILITIES
Contract Commitment - JBG Project Mgr $111,600 $102,300 $102,300 $83,700 $74,400 $65,100 $55,800 $46,500 $37,200 $27,900 $18,600
Contract Commitment  - SEH Phase III Admin $104,027 $104,027 $90,499 $67,254 $31,687 $3,907 $1,198 $1,198 $1,198 ($0) ($0)
Contract Commitment  - SEH Phase IV $0 $0 $0 $151,723 $136,720 $109,072 $92,430 $65,333 $72,833 $27,556 $27,556
Contract Commitment  - Chippewa Concrete Phase II $534,143 $534,143 $0 $0 $0 $0 $0 $0 $0 $0 $0
Contract Commitment  - Integrity Grading and Excavation $1,000,140 $1,000,140 $1,000,140 $1,000,140 $545,130 $502,291 $158,065 $158,065 $158,065 $158,065 $158,065
Total Liabilities $1,749,910 $1,740,610 $1,192,939 $1,302,817 $787,937 $680,370 $307,492 $271,096 $269,296 $213,520 $204,220
Net investment in capital assets $7,000,000 $7,000,000 $7,000,000 $7,331,697 $7,331,697 $7,331,697 $7,331,697 $7,331,697 $7,331,697 $8,692,499 $8,692,499
Unrestricted Funds $1,259,507 $1,258,349 $1,260,298 $894,559 $936,925 $1,188,439 $960,830 $852,984 $875,125 $846,845 $951,466
Restricted Funds $159,795 $153,896 $153,896 $153,896 $153,896 $153,566 $153,136 $162,086 $166,626 $163,976 $163,976
Unassigned Funds ($1,449,910) ($1,440,610) ($892,939) ($1,002,817) ($487,937) ($380,370) ($7,492) $28,904 $30,704 $86,480 $95,780
Net Position $6,969,392 $6,971,635 $7,521,255 $7,377,335 $7,934,580 $8,293,331 $8,438,170 $8,375,671 $8,404,152 $9,789,799 $9,903,720

   Total Liabilities & Net Position $8,719,302 $8,712,245 $8,714,194 $8,680,152 $8,722,518 $8,973,702 $8,745,663 $8,646,767 $8,673,448 $10,003,320 $10,107,941
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JBG Planning LLC

River Point District
Project Management Report-December, 2025

1 21



Contents
Project Management Update-December, 2025
Section 1.
A.  Monthly activity summary divided into categories; public infrastructure, investor/developer activity, partnerships activity, financial 
highlights, design or PDD reviews

Section 2.
A. Analysis of challenges and opportunities narrative
B. Future/existing potential funding solutions and strategies
C. Partnership solutions and strategies
D. Ongoing investor/developer contacts/communications
E. Public/media relations and communications updates
F. Map panel showing investor activity and Architectural Imagery

Section 3. 
A. Map Panels showing future infrastructure phasing and project schedules and plat

Section 4.
A. Contacts for Residents and Developers
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Monthly Construction Activity Summary
• Causeway construction complete
• Landscape architecture design for the parkway underway, coordination on outlots
• Snow removal coordination underway

3
The Lofts by RyKey on Lot 8 Progress, December, 2025
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Monthly Activity Summary
Investor/developer activity
Since last RDA Meeting:

1. Coordination with RyKey on RFEI response and lot 8 progress
2. Coordination with 360 Real Estate on 2025-2026 Schedule and acquisitions
3. Coordination on commercial tenant prospects with developers-boat rental business
5. Coordination on Renter Equity programs and LCF Grant (Grant Awarded) , meetings with housing agencies, ULI outreach underway
6. Contact with interested developer teams-RyKey, Cowboy Jacks, Local Investors and meetings on site (Lot 1 and 2)
7. RFEI coordination and tours with prospective investors
8. Assistance with land assembly and acquisitions Kraft Street
10.Engaged UW Department and student on health performance metrics and impending study-phase two underway

Option Agreement status: 
RyKey Lot 8 Sold
RyKey: -Extension approved for Lot 9 Gateway Commons for 12 months to July, 2025-Extension Granted for 12 months to July, 2026.
360: April 27-April 27, 2024 (12 months)-Approved a 12 month extension to August, 2025-Option Extension granted for 9 months to May, 2026.
Lot 6 Option-Draft complete for MSP-Option for 6 months executed
MSP, Sold and Completed (Ribbon Cutting Spring of 2025)
Red Earth/War Eagle: Closed and under construction
Red Earth, Lots 3 and 4 and 5: 12 month extension approved to September 26, 2025-On Hold

Partnership Activity 
JBG Planning LLC has met with the following stakeholders:
• Fielding inquiries from interested investors and future residents-local builder working on missing middle housing
• Field progress photography
• Snow removal coordination
• Telephone Inquiries from developer/investors and prospective residents
• Ongoing communications with new investor on RFEI land opportunities
• Updating Smartsheet database on construction schedule
• LCF Grant Award Coordination
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Project Challenges and Opportunities
Analysis of challenges and opportunities narrative
Challenges:
1. Review with City Engineering/Public Works the implications of infrastructure ownership by the Redevelopment Authority short and long term
2. Unclassified excavation (contaminated soil) is always a potential cost challenge. Soil disposal costs $75/cy at the La Crosse County Landfill. (Depending on 

concentration) and organics affecting the costs of footings/piers. Concrete monolith meeting with Braun Intertec.
3. Anticipate the investment in the relocation and costs of the large electrical distribution line along the Black River frontage.
4. TIF application review and needs relative to city policy
5. Timing of projects given external factors such as financial, agency/environmental and supply chain issues including national economic policy impacts
6. Long Term Landscape Maintenance-Contract Complete
7. Construction inflation, tariff impacts, interest rates, external economic factors, financial structures.
Opportunities:
8. Continue to market the development opportunities -RFEI issued and developer communications underway
9. Costs of parks/recreation improvements should be coordinated with grant application opportunities
10.La Crosse Community Foundation Social Investment Interests, Renter Equity Grant
11. Potential for renter equity programs and partnerships
12.Ground or building lease opportunities for RDA (to be discussed on case by case basis)
13.Public Private partnerships for Public Parking and/or programmable interior/exterior community spaces 
14.Marina partners/leases
15.Discuss maintenance strategies to keep RPD looking good and possible future NID transition-Possible tie to the marina/slips maintenance program
16.Neighborhood Improvement District

Future/existing potential funding solutions and strategies. See 
Smartsheet Funding Resource.  Note:  As the project is further evaluated, specific funding sources from this resource will be identified and pursued at the discretion of the 
RDA. Parks and Recreation improvements are a great candidate for third party funding. 

Ongoing investor/developer contacts/communications
Meetings with both currently engaged investors and prospective investors are underway by JBG Planning LLC.  Since some of these meetings involved RDA negotiations, 
communications on these meetings will need to be handled in closed session.

Public/media relations and communications updates
JBG Planning LLC is working with the City’s PIO to address media inquiries and update media, which will include an immediate release section in each RDA report.

5 25



Investment Phases Map
Anticipated Private Investment Based on Current Option Agreements

6

Option Agreement status: 
RyKey Lot 8 Sold
RyKey: -Extension approved for Lot 9 Gateway Commons 
for 12 months to July, 2025-Extension Granted for 12 
months to July, 2026.
360: April 27-April 27, 2024 (12 months)-Approved a 12 
month extension to August, 2025-Option Extension granted 
for 9 months to May, 2026.
Lot 6 Option -MSP Optiopn Pending
MSP, Sold and Completed (Ribbon Cutting Spring of 2025)
Red Earth/War Eagle: Closed and under construction
Red Earth, Lots 3 and 4 and 5: 12 month extension approved 
to September 26, 2025
Lots 1, 2, 11 and 12 RFEI Issued, Responses received for 
lots 11 and 12.
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Investment Character Reference-Current Options
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2025 Housing and Space Proposed

8

River Point District, 2025

Housing Proposed by Parcel

Lot 8, RyKey Development:  
52-1 bdrm

4-2 bdrm

56 Units


Lot 1 and 2-Roush
200 UNITS (ESTIMATED)
Undetermined Mix

Lot 3 and Lot 4, Red Earth LLC
18 Townhouse Condominium Units
All 3 bdrm units

LOT 5, Red Earth LLC
206 UNITS
16-Studio
36-1 bdrm
8-1 bdrm + den
32-2 bdrm
8 3 bdrm

LOT 6-RFEI Issued

LOT 7, MSP
- 68 1-BEDROOM UNITS
- 32 2-BEDROOM UNITS
- 100 UNITS TOTAL
TOWNHOUSES:
- 20 3-BEDROOM UNITS

Total: 120 UNITS TOTAL ON SITE.

LOT 9, RyKey Development
151 Units+ Commercial Space
123-1 bdrm and studio
20-2 bdrm
8-3 bdrm

Total Housing Units Proposed as of 02/29/2025 

1,019 Units


Commercial Space Proposed


While we have some preliminary numbers on the mixed use 
buildings, the

Square footages for commercial space are somewhat variable as 
developers negotiatew with potential tenants for build-to-suit 
space

LOT 10 War Eagle LLC
59 UNITS + 12K Commercial Space
22-1 Bdrm
6-1bdrm + den
11-2 bdrm
12-3bdrm

LOT 11, Roush
60 Units+6K Commercial Space
60-1 bdrm

LOT 12 Roush
36 Units+ 12K Commercial Space
36-1 bdrm

LOT 13 360 Real Estate
21 Units
21 studio units+ 12K Commercial Space

Outlot 5 360 Real Estate
92 Units
36 1 bdrm
28 2bdrm
28 Studio
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Anticipated Development Schedule

9

2025 2026 Units Coming Online by Month and Year

Occupancy 
Date

Project Lot # Units Total Units By 
Year

12-2024 MSP Driftless Apartments 7 120 Total:
- 68 1-BEDROOM UNITS
- 32 2-BEDROOM UNITS
- 100 UNITS TOTAL
TOWNHOUSES:

2024:
120 Units

Spring 2027 360 Real Estate Lot 13 21 Units
21 studio units+ 12K 
Commercial Space

2025:
21 Units

October, 2027 Red Earth Condominiums Lots 3 and 
4

18 Townhouse Condominium 
Units
All 3 bdrm units

06/2026 RyKey The Lofts at River 
Point

Lot 8 59 Units
56-1 bdrm
3-2 bdrm

2026: 59 Units

06/2026 360 Real Estate Outlot 5 92 Units
36 1 bdrm
28 2bdrm
28 Studio

21 Units

11/2026 Available Lot 11

07/2027 Available Lot 12

07/2026 MSP Pending Options Lot 6 RFEI Isued-Optioon 
Awarded

2027 Tent.-180 Units

08/2027 RyKey Lot 9 159 Units+ Commercial Space
126-1 bdrm and studio
25-2 bdrm
8-3 bdrm

2028 Tent.-159 Units

09/2027 Available Lot 1 and 2 200 UNITS (ESTIMATED)
Undetermined Mix

09/2027 Red Earth Lot 5 206 UNITS
16-Studio
36-1 bdrm
8-1 bdrm + denN/A Undetermined Outlot 1/

McDowell
Undetermined

N/A Undetermined Kraft Street 
Aseembly

Undetermined

2026 War Eagle 10 59 2026-59 Units

2027
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Project Metrics
Social, Environmental, Economic and Cultural Outcomes by Project
JBG Planning LLC has developed a tool to assist the RDA in it’s decision making process for both public and private investment within the development. 

This tool provides guidance on quantifying project impacts using social, environmental, economic and cultural metrics.

See the Smartsheet tool.  Under the Direction of Andrea Trane, JBG Planning has currently engaged UW La Crosse in studying the health impacts/metrics 
of the River Point District Development.

10

Here are some examples of Metrics outlined by various developers proposing investment in River Point District:
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For Immediate Release
1. Progress-War Eagle, December, 2025
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Appendix
PDD General Land Use Map-Newly Revised
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Appendix
PDD General Land Use Map-Newly Revised
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Appendix
PDD Master Plan-Reference Parcel Map
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Appendix-Plat Lot Size Map
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Appendix-River Point District II Plat
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Appendix-Non Exclusive Option Language

17

Delay Termination.  The RDA reserves the right to review proposals from other investors on parcel____________.  Should 
a viable proposal be brought forward by another developer, the RDA may, in its discretion, inform the current option 
holder of the alternate proposal and at the time of the receipt of a complete alternate proposal, the RDA may require 
additional information and or guarantees from the current option holder based on the option holder’s original proposal 
(RDA) illustrating the project is progressing to construction commencement as presented per the original presentation 
and subsequent updates by the developer to the RDA.   

Should the option holder (developer), fail to provide an adequate guarantee of progress for the proposed development 
to the RDA, the RDA may terminate the option with a 30-day notice and return a prorated amount of the option fee to 
the developer.
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Appendix-Leasing Agents
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Information for the Driftless Apartments:

MSP


The Driftless 
Tammy Ross, Regional Manager
323 River Bend Rd
La Crosse, WI 54603
P: (608) 292-8770
F: (715) 430-2462
thedriftless@msphousing.com
 

Information for the War Eagle development: 

Red Earth: Lori Fuselier lori@3amigosapartments.com


Information for RyKey’s Lofts at River Point District (next to the Driftless Apartments 
on Lot 8):

Jessica Magnusen:  jessica@rykeyproperties.com
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RFEI-Responses

19

RyKey Proposal, Lots 11 and 12
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RFEI-Responses

20

Cowboy Jacks Proposal, Lot 11
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