
City Plan Commission

City of La Crosse, Wisconsin

Meeting Agenda - Final

City Hall

400 La Crosse Street

La Crosse, WI 54601

Council Chambers4:00 PMTuesday, September 2, 2025

The meeting is open for in-person attendance and will also be conducted through video conferencing.

To join the meeting click this link (or typing the URL in your web browser address bar):

https://cityoflacrosse-org.zoom.us/j/88991607803?pwd=d3hhNURndXZXZWRYRlZ4eWFTTndoQT09

Meeting ID: 889 9160 7803; Passcode: CPC23; Call in: 1-305-224-1968.

The meeting can be viewed by visiting the Legislative Information Center 

(https://cityoflacrosse.legistar.com/Calendar.aspx) and clicking on the "In Progress" video link to the far 

right in the meeting list.

If you wish to speak on an agenda item, arrive early to sign up before the meeting begins. If attending

virtually and you wish to speak, contact the Department of Planning, Development and Assessment 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, Development and Assessment, 400 La Crosse Street, La Crosse WI 54601. Questions, call

608-789-7512

Call to Order

Roll Call

Approval of Minutes from the August 4th, 2025 meeting.

Agenda Items:
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September 2, 2025City Plan Commission Meeting Agenda - Final

25-0938 AN ORDINANCE to amend Subsection 115-110 of the Code of Ordinances of 

the City of La Crosse by transferring certain property from the Local Business 

District to the to the Traditional Neighborhood District - Specific, allowing for 

mixed use of the building as an office space and a residential rental unit at 1202 

State St.

Ordinance

Rezoning Petition

300-foot Property Owner Buffer List

Buffer Map

Notice of Hearing

Undeliverable Mailing - Resent 8.12.2025

Undeliverable Mailing - 8.15.2025

CPC Staff Report 09022025.25-0938.JD.pdf

Attachments:

25-0972 Resolution approving a twenty-year lease extension with J.F. Brennan 
Company Inc., for the property located at 300 St Cloud St. and a portion of the 
property located at 2002 Marco Dr.

Sponsors: Newberry

Resolution

Staff Report

252705 - Brennan 300 SC Final - J.F. Brennan St. Cloud Lease Agreement Signed

252705 - Brennan ILP Final - Brennan Marine Lease Agreement Signed

CPC Staff Report 09022025.25-0972.TA.pdf

Attachments:
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https://cityoflacrosse.legistar.com/gateway.aspx?m=l&id=20699
https://cityoflacrosse.legistar.com/gateway.aspx?M=F&ID=ae8d7cd1-5fa6-470b-8a98-5a34c22d7939.docx
https://cityoflacrosse.legistar.com/gateway.aspx?M=F&ID=57aa90cc-5a7c-4720-a1f9-289d73cf22aa.pdf
https://cityoflacrosse.legistar.com/gateway.aspx?M=F&ID=b01fe674-f032-4221-b502-700a2df7f2ce.pdf
https://cityoflacrosse.legistar.com/gateway.aspx?M=F&ID=46732387-9b62-4cdd-8e2e-55ad0d20e2c1.docx
https://cityoflacrosse.legistar.com/gateway.aspx?M=F&ID=763d76d2-400f-4c7e-91d4-ab962c35f9ea.docx
https://cityoflacrosse.legistar.com/gateway.aspx?M=F&ID=cf7f427f-c8b8-4917-a3a8-19238da252f0.pdf
https://cityoflacrosse.legistar.com/gateway.aspx?M=F&ID=b2413041-4489-4e14-8622-c5d2807cbe28.pdf
https://cityoflacrosse.legistar.com/gateway.aspx?M=F&ID=2232cd6d-f4c2-4716-8898-22a5485b49ab.pdf
https://cityoflacrosse.legistar.com/gateway.aspx?m=l&id=20715
https://cityoflacrosse.legistar.com/gateway.aspx?M=F&ID=1ab038d9-b9ee-4958-8fce-d2f91c5e9e05.docx
https://cityoflacrosse.legistar.com/gateway.aspx?M=F&ID=0e9f168f-be5c-4b90-a98c-94f5f5ec1289.pdf
https://cityoflacrosse.legistar.com/gateway.aspx?M=F&ID=78461679-7ce3-42aa-9d8f-5be02782703a.pdf
https://cityoflacrosse.legistar.com/gateway.aspx?M=F&ID=842eb2ef-28f5-47b7-9327-e2d22a2f5a76.pdf
https://cityoflacrosse.legistar.com/gateway.aspx?M=F&ID=ccec27bd-6c98-4433-acd4-21be60e5de88.pdf


September 2, 2025City Plan Commission Meeting Agenda - Final

25-0143 Update on the zoning/subdivision code project.

Forward La Crosse_ Zoning Promotion 08.01.2025.pdf

Zoning Code Update Project Update 5.29.2025.pdf

Built Form Study_Districts.042825.pdf

Built Form Study_Neighborhoods.042825.pdf

Character Areas Defined.042825.pdf

Downtown Character Areas.042825.pdf

Zoning 101_23Apr_compressed.042825.pdf

Built Form Study_Corridors.042825.pdf

Zoning Code Update Memo V2 3-31-2025

DRAFT Zoning Code Update Survey #1 3-31-2025

DRAFT Zoning 101 Presentation 3-31-2025

DRAFT Form Plate George St 3-31-2025

Zoning Code Update Memo V1 3-3-2025

Summary of Residential Lot Standards 3-3-2025

1950 Zoning Map 3-3-2025

Study Guide for City Plan Commission_30Jun2025.pdf

Forward La Crosse CPC.pdf

Attachments:

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.

Mayor Shaundel Washington-Spivey, Elaine Yager, Jacob Sciammas, James Cherf, Jennifer 

Trost, Matt Gallager, Olivia Stine, Aron Newberry and James Szymalak.
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https://cityoflacrosse.legistar.com/gateway.aspx?M=F&ID=eac217cd-df77-474f-914f-d3034c179cb1.pdf
https://cityoflacrosse.legistar.com/gateway.aspx?M=F&ID=eb74fd2a-5395-488b-a41a-fb069c4eb54c.pdf
https://cityoflacrosse.legistar.com/gateway.aspx?M=F&ID=24bcb686-ab74-4f6c-848b-c2466a9893ce.pdf
https://cityoflacrosse.legistar.com/gateway.aspx?M=F&ID=96e6c939-30b4-4e6b-9dd2-feb67a47258b.docx
https://cityoflacrosse.legistar.com/gateway.aspx?M=F&ID=e895e4c6-d79c-419f-808c-22a6847b8658.pdf
https://cityoflacrosse.legistar.com/gateway.aspx?M=F&ID=38400e99-ecd2-40bf-a7e0-41bcba6208bb.pdf
https://cityoflacrosse.legistar.com/gateway.aspx?M=F&ID=aca02979-d091-4812-a1f0-3254760e8618.pdf
https://cityoflacrosse.legistar.com/gateway.aspx?M=F&ID=f766f202-a3ed-4d87-a1b5-60bf0ff7fda4.pdf
https://cityoflacrosse.legistar.com/gateway.aspx?M=F&ID=3bae17ed-9234-48a2-ac3d-28ab5fd3077b.pdf
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25-0938 

ORDINANCE NO.: _____ 
 

AN ORDINANCE to amend Subsection 115-110 of the Code of Ordinances of 
the City of La Crosse by transferring certain property from the Local Business 
District to the to the Traditional Neighborhood District – Specific, allowing for 
mixed use of the building as an office space and a residential rental unit at 1202 
State St. 
 

 THE COMMON COUNCIL of the City of La Crosse do ordain as follows: 
 

SECTION I: Subsection 115-110 of the Code of Ordinances of the City of La Crosse is 
hereby amended by transferring certain property from the Local Business District to the to the 
Traditional Neighborhood District – Specific on the Master Zoning Map, to-wit: 
 

Tax Parcel 17-20227-070; 1202 State St 
 
SECTION II:  Should any portion of this ordinance be declared unconstitutional or invalid 

by a court of competent jurisdiction, the remainder of this division shall not be affected. 
 

SECTION III: This ordinance shall take effect and be in force from and after its passage 
and publication. 

 
____________________________ 

      Shaundel Washington-Spivey, Mayor 
 
 

 ____________________________ 
      Nikki M. Elsen, City Clerk 
Passed: 
Approved: 
Published: 
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Tax Parcel OwnerName PROPADDCOMP Mailing Address MailCityStateZip

17-20224-120 BRETT  SAWYER PROPERTIES LLC 1229 STATE ST 1020  GROVE ST UNIT 19 LA CROSSE WI  54601-3415

17-20190-75 BULEY PROPERTIES I LLC 1135 MAIN ST 4510  WOODLAND GRN LA CROSSE WI  54601

17-20224-140 CARDINAL POINT PROPERTIES LLC 202 WEST AVE N 310  23RD ST N LA CROSSE WI  54601

17-20206-30 DENTAL CENTER LLP 1212 MAIN ST 1200  MAIN ST LA CROSSE WI  54601-4102

17-20206-40 DENTAL CENTER,   DENTAL CENTER LLP

1200 MAIN ST

121 & 125 WEST AVE S 1200  MAIN ST LA CROSSE WI  54601-4102

17-20224-130 DONOVAN B BORSHEIM TRUST 1217 STATE ST 1909  SHARON ST LA CROSSE WI  54603

17-20227-30 FACT ENT LLC 1222 & 1224 STATE ST 109  14TH ST S LA CROSSE WI  54601

17-20227-90 FIRST BAPTIST CHURCH OF LACROSSE 1205 MAIN ST 1205  MAIN ST LA CROSSE WI  54601-4130

17-20194-20 GH-I LACROSSE LLC 1131 STATE ST 100  6TH ST N STE A LA CROSSE WI  54601

17-20194-30 GH-I LACROSSE LLC 1135 STATE ST 100  6TH ST N STE A LA CROSSE WI  54601

17-20225-10 JAMAR OF LACROSSE LLC 208, 210, 212 WEST AVE N 3549  LAKESHORE DR LA CROSSE WI  54603-1076

17-20259-60 JAMAR OF LACROSSE LLC 216 WEST AVE N 3549  LAKESHORE DR LA CROSSE WI  54603-1076

17-20206-20 JOHN M RICHARDSON, KALISTA R RICHARDSON 1216 MAIN ST 1216  MAIN ST LA CROSSE WI  54601-4102

17-20227-40 K&J APARTMENT RENTALS LLC 1216, 1218, 1220 STATE ST PO BOX 004 LA CROSSE WI  54602-0004

17-20227-50 K&J APARTMENT RENTALS LLC 1212 & 1214 STATE ST PO BOX 004 LA CROSSE WI  54602-0004

17-20227-60 K&J APARTMENT RENTALS LLC 1208 & 1210 STATE ST PO BOX 004 LA CROSSE WI  54602-0004

17-20227-110 KATHERINE F SCHNELL 111 13TH ST N 6426  CHURCH HILLS RD QUINCY IL  62305-0450

17-20227-10 KEVIN  BROWN 121 13TH ST N 2835  31ST ST S LA CROSSE WI  54601-7732

17-20189-10 LACROSSE AREA FAMILY YMCA BD OF TRUSTEES INC 148 WEST AVE S 1140  MAIN ST LA CROSSE WI  54601-4124

17-20225-90 LITTLEMUNZIES LLC

130 13TH ST N

1302 & 1304 STATE ST 1400  PINE ST LA CROSSE WI  54601

17-20190-110 MARINE CREDIT UNION 123 & 127 WEST AVE N PO BOX 309 ONALASKA WI  54650-0309

17-20206-10 MORRELL E COLBURN 1222 MAIN ST 1222  MAIN ST LA CROSSE WI  54601-4102

17-20190-140 MVC TRUST 1128 STATE ST PO BOX 88 EAGLEVILLE TN  37060

17-20227-100 NEW HORIZONS SHELTER AND WOMENS CENTER INC 1223 MAIN ST PO BOX 2031 LA CROSSE WI  54602-2031

17-20194-110 PINETREE PROPERTIES II LLC 221 WEST AVE N 3484 ISAIAH AVE E GILBERT AZ 85298

17-20205-60 RESURRECTION RENTALS LLC 221 13TH ST N S8086 HOLD RD DE SOTO WI 54624

17-20190-95 RRJ HOLDINGS LLC 101 WEST AVE N 307  MAIN ST STE 301 LA CROSSE WI  54601

17-20205-70 SAM  CHEN 215 & 217 13TH ST N 1430  CLIFFVIEW AVE ONALASKA WI  54650

17-20190-60 SOARING EAGLE REI LLC 1127, 1129, 1131 MAIN ST PO BOX 583 HOLMEN WI 54636-0583

17-20194-40 SOUTH PROPERTIES LLC 1139 & 1141 STATE ST 3215  GEORGE ST #3 LA CROSSE WI  54603

17-20194-50 SOUTH PROPERTIES LLC

1145 STATE ST

205 WEST AVE N 3215  GEORGE ST #3 LA CROSSE WI  54603

17-20194-60 SOUTH PROPERTIES LLC 215 WEST AVE N 3215  GEORGE ST #3 LA CROSSE WI  54603

17-20227-20 SOUTH PROPERTIES LLC 1228 STATE ST 3215  GEORGE ST #3 LA CROSSE WI  54603

17-20225-100 TYLOR J FISCHER, TIFFANY R FISCHER 1303 MAIN ST 1303  MAIN ST LA CROSSE WI  54601-4263

Properties within 300 feet of 1202 State Street.

Applicant:

17-20227-70 GEORGE KEITH BROWN 1202 STATE ST 2945 BAIER LN LA CROSSE WI  54602-0004
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Properties within 300 feet of     1202 State St. 
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NOTICE OF HEARING ON 
AMENDMENT TO ZONING RESTRICTION 

 
TO WHOM IT MAY CONCERN: 
 
 NOTICE IS HEREBY GIVEN that the Common Council of the City of La Crosse, by its 
Judiciary & Administration Committee, will hold a public hearing on a proposed ordinance change 
in the zoning code as follows: 
 
AN ORDINANCE to amend Subsection 115-110 of the Code of Ordinances of the City of La 
Crosse by transferring certain property from the Local Business District to the to the 
Traditional Neighborhood District - Specific, allowing for mixed use of the building as an 
office space and a residential rental unit at 1202 State St. 
 
Property is presently: commercial building – office space 
 
Property is proposed to be: mixed use of office space and a residential rental unit 
 
Rezoning is necessary: to allow for the mix of uses on one property 
 

Tax Parcel 17-30182-30; 1513 Market St. 

The City Plan Commission will meet to consider such application on Tuesday, September 
2, 2025, at 4:00 p.m. in the Council Chambers of City Hall, 400 La Crosse St., in the City of La 
Crosse, La Crosse County, Wisconsin (public speaking on such application is allowed). 

 
A public hearing before the Judiciary & Administration Committee will be held on Tuesday, 

September 2, 2025, at 6:00 p.m. in the Council Chambers of City Hall, 400 La Crosse St., in the 
City of La Crosse, La Crosse County, Wisconsin. 

 
Final action will be determined by the Common Council on Thursday, September 11, 

2025, at 6:00 p.m. in the Council Chambers of City Hall, 400 La Crosse St., in the City of La 
Crosse, La Crosse County, Wisconsin. 

 
 Any person interested may appear at public hearings either in person, by agent, or by 
attorney, and may express their approval or objection, or file a letter in the office of the City Clerk. 
  

The petition and/or maps relating to the above referenced amendment may be examined 
in the Office of the City Clerk, La Crosse City Hall, between the hours of 8:00 a.m. and 4:30 p.m. 
on any regular business day, holidays excepted, (by appointment) or in the Legislative Information 
Center which can be accessed from the City website at www.cityoflacrosse.org (search for File 
25-0938). 

 
 Dated this 6th day of August, 2025.    

Nikki M. Elsen, City Clerk 
        City of La Crosse 
- - - - - - - - - - - - - - - - - - - - - - - - - - - -  
Published:  August 19 and 26, 2025 
One (1) Affidavit 
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City of La Crosse, WI City Plan Commission Staff Report  September 2nd, 2025  

Agenda Item 25-0938 (Jenna Dinkel)  

AN ORDINANCE to amend Subsection 115-110 of the Code of Ordinances of the City of La Crosse by 
transferring certain property from the Local Business District to the to the Traditional Neighborhood 
District - Specific, allowing for mixed use of the building as an office space and a residential rental unit 
at 1202 State St. 

General Location 

Council District 4, Grandview-Emerson Neighborhood Association. Located on State Street on the 
corner of West Ave as depicted on attached Map PC25-0938. The property is surrounded by R5 – 
Multiple Dwelling, R2 – Residence, and TND – Traditional Neighborhood Development.  

Background Information 

The applicant is requesting a rezoning from C1 – Local Business to Traditional Neighborhood 
Development – Specific. The property is currently a commercial building with office space. With the 
rezoning to Traditional Neighborhood Development – Specific the proposed use would include 
commercial space and a residential apartment.  

There are no changes to the existing building on the exterior and one new wall on the interior. The 
applicant is requesting a rezoning to Traditional Neighborhood Development because no other zoning 
districts allow for commercial and residential use on the first floor together. 

The commercial space will be used for Prestige Rentals Office space. The residential apartment will be 
a five-bedroom apartment.  

Principles of Traditional Neighborhood 115-403 (a)(1)  

A. The proposed rezoning is in a compact area near the urban core of the city. It falls between the 
University of Wisconsin – La Crosse and Downtown, about half a mile from both.  

B. The existing building is developed for human scale. The building front faces State Street. 
C. This rezoning will provide a mix of uses including residential and commercial. The building is in 

a neighborhood with existing proximity to other uses such as other residential, commercial, civic 
and open space uses.  

D. This rezoning will provide an additional housing type in the community.  
E. The location is accessible via many forms of transportation. King Street greenway is two blocks 

away. Additionally, this location is one block away from the Circulator 1 and Circulator 2 bus 
routes and on Route 5 of the local bus routes.  

F. The existing building is being utilized.  
G. Environmental features not incorporated further than what is existent.  
H. This proposed rezoning falls within the Grandview Emerson Neighborhood. Due to the unique 

nature of this rezoning, this use could be considered low-intensity mixed-use or neighborhood 
retail/commercial.  In the Comprehensive Plan, low-intensity mixed-use is allowable and 
neighborhood retail/commercial is desirable in the Grandview Emerson neighborhood. This 
rezoning is consistent with the Comprehensive Plan.  
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City of La Crosse, WI City Plan Commission Staff Report  September 2nd, 2025  

Applicable Design Standards 115-403(d)  

1. The proposed rezoning does have two uses and is in an area with multiple surrounding uses 
including commercial, a mix of residential, civic, and open space.  

2. The proposed development does not meet the required development density. With the 1 unit 
provided, this proposal has approximately 4.5 dwelling units per net acre. The Traditional 
Neighborhood Development states multi-family units shall be 15-40 dwelling units per net acre.  

3. There are no additional proposals for stormwater management as part of the rezoning 
application and no exterior changes to the current footprint. 

4. This parcel will maintain the traditional grid system.   
5. Parking lot design will remain the same, so the standards are not applicable. 
6. No exterior alterations are proposed, so design standards are not applicable.   
7. Landscaping will remain the same, so the standards are not applicable. 

Recommendation of Other Boards and Commissions 

N/A 

Consistency with Adopted Comprehensive Plan 

This proposed rezoning falls within the Grandview Emerson Neighborhood. Due to the unique nature of 
this rezoning, this use could be considered low-intensity mixed-use or neighborhood retail/commercial.  
In the Comprehensive Plan, low-intensity mixed-use is allowable and neighborhood retail/commercial is 
desirable in the Grandview Emerson neighborhood. This rezoning is consistent with the 
Comprehensive Plan.  

Staff Recommendation 

Staff is supportive of this rezoning which will create an additional housing unit in our community. 
However, in an effort to be consistent with our new Traditional Neighborhood Development ordinance 
staff is recommending denial of this item as it does not meet the development density standard.  
 
Routing J&A 9.2.25 
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25-0972 

 
Resolution approving a twenty-year lease extension with the J. F. Brennan Company, Inc., for 
the property located at 300 St Cloud St. and a portion of the property located at 2002 Marco Dr. 

 
RESOLUTION 

 
BE IT RESOLVED by the Common Council of the City of La Crosse that it here approves 

a twenty-year lease extension with the J. F. Brennan Company, Inc., for the use of the property 
located at 300 St Cloud St. and a portion of the property located at 2002 Marco Dr. for the term 
of ten years with the possibility of two five-year extensions.  

 
BE IT FUTHER RESOLVED that the lease will be managed by the Parks, Recreation, 

and Forestry Department. 
 
BE IT FURTHER RESOLVED that the Mayor and Clerk are hereby authorized to 

execute the same. 
 
BE IT FURTHER RESOLVED that the Director of Parks, Recreation, and Forestry is 

hereby authorized to take any and all steps necessary to effectuate this extension. 
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CITY OF LA CROSSE 
400 La Crosse Street 

La Crosse, Wisconsin 54601 
(608) 789-CITY 

www.cityoflacrosse.org 
  

LEGISLATION STAFF REPORT FOR COUNCIL 
 

File ID   Caption 
 
 
 
Staff/Department Responsible for Legislation 
 
 
 
Requestor of Legislation 
 
 
 
Location, if applicable 
 
 
 
Summary/Purpose 
 
 
 
 
 
 
 
 
 
Background 
 
 
 
 
 
 
 
 
 
Fiscal Impact 
 
 
 
Staff Recommendation 
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City of La Crosse, WI City Plan Commission Staff Report  September 2nd, 2025  

Agenda Item 25-0972 (Tim Acklin) 

Resolution approving a twenty-year lease extension with J.F. Brennan Company Inc., for the property 
located at 300 St Cloud St. and a portion of the property located at 2002 Marco Dr. 

  

General Location 

Council District 2, located on the Black River at the western end of St Cloud Street as depicted on 
attached MAP 25-0972a.  
 

2002 Marco Dr. 
Council District 9, located on the Mississippi River side of Isle La Plume just west of the refuse drop-off 
area as depicted on attached MAP 25-0972b.  

Background Information 

The subject Resolution approves leases with J.F Brennan Company Inc to use, and make 
improvements to, two City-owned wharfing, harbor, and barge staging facilities. Approval of these 
leases allows Brennan to be eligible to apply for grant funding to make improvements to these facilities.  

Brennan currently has a lease with the City for the facility at 2002 Marco Drive off on Isle la Plume that 
will expire in a few years. Brennan is requesting that this lease be terminated and then renewed for 20 
years so as to be eligible to apply for specific grants. Brennan was selected by the Parks Department 
and the Board of Park Commissioners in response to a Request for Proposals to use and operate the 
facility at 300 St Cloud Street which includes Land Riparian Rights and use of the dock.  

Recommendation of Other Boards and Commissions 

These leases were approved by the Board of Park Commissioner’s at their July 17, 2025 Meeting. 

Consistency with Adopted Comprehensive Plan 

Promoting River-based transportation as a driver for economic development, tourism and recreation is 
a primary strategy in the Economic Development and Transportation Element of the Comprehensive 
Plan. 

Staff Recommendation 

This item is recommended for approval. 

 

Routing F&P 9.4.25 
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‭Forward La Crosse:‬‭2025 Zoning Code Update Promotion‬
‭www.forwardlacrosse.org‬

‭Campaign Timeline: Kick Off February 2025‬

‭Overview‬
‭The City of La Crosse is updating its Zoning and Subdivision code, an 18-month initiative to help shape a‬
‭more vibrant, resilient, and livable city for the residents of La Crosse, Wisconsin. This collaborative effort‬
‭will build on the efforts of past City plans, including the most recently adopted 2040 Comprehensive Plan‬
‭and the La Crosse 2024 Housing Study.‬

‭ForwardLacrosse.org‬
‭Since the launch of the 2025 Zoning Code Update in February, the website‬‭https://forwardlacrosse.org‬
‭has recorded 3,896 users and 14,952 page views.‬

‭Social Media‬
‭Since February 2025, the Forward La Crosse Facebook page has received 17,570 views, with 80.3% of‬
‭the audience located in La Crosse, WI, followed by viewers in Onalaska and Holmen. The strongest age‬
‭group is 35–64 (women), with the 35–44 range accounting for 29% of total viewership.‬

‭On Instagram, over the past 30 days, Forward La Crosse received 248 views.‬

‭Regional Press Releases‬
‭May 7, 2025 -‬‭City of La Crosse Launches Zoning Survey‬‭to Gather Input on Future Development and‬
‭Neighborhood Character‬
‭March 20, 2025 -‬ ‭La Crosse Housing Week Returns!‬‭April 28 – May 3, 2025: Join the Conversation on‬
‭the Future of Housing‬
‭Feb 17, 2025 -‬‭The City of La Crosse Announces an‬‭Update to their Zoning and Subdivision Code and‬
‭Upcoming‬

‭E-newsletters‬
‭July 14, 2024 -‬‭✉️ Submit Your Comments: info@forwardlacrosse.org‬‭– We’re Listening‬

‭-‬ ‭Zoning Comments -‬‭LINK‬
‭June 16, 2025 -‬‭🗣️📈Survey Deadline June 30: Shape‬‭La Crosse's Future! 🗓️✨‬
‭June 9, 2025 -‬‭📘‬‭🗓️ Zoning Code 101 – Join Us June‬‭9th & 23rd! $20 gift card!‬
‭May 21, 2025 -‬‭Zoning Code 101 – Join Us This Thursday!‬
‭May 9, 2025 -‬‭Help Shape La Crosse’s Future—Take the‬‭Zoning Code Survey Today!‬
‭April 24, 2025 -‬‭NEXT WEEK! 🏡 La Crosse Housing Week‬‭📅 April 28 – May 3, 2025!‬
‭April 3, 2025 -‬‭Forward La Crosse News: La Crosse‬‭Housing Week April 28 – May 3, 2025!‬

‭In the News‬
‭2025‬

70

http://www.forwardlacrosse.org/
https://forwardlacrosse.org/
https://app.robly.com/archive?id=9f9906e0a77e9b9dcf84aad40157dfb9&v=true
https://app.robly.com/archive?id=9f9906e0a77e9b9dcf84aad40157dfb9&v=true
https://app.robly.com/archive?id=e99c10d5e5440a292c1fdf4058973da4&v=true
https://app.robly.com/archive?id=e99c10d5e5440a292c1fdf4058973da4&v=true
https://app.robly.com/archive?id=73f7418d9a2dbc5680f906e9f1d94a6a&v=true
https://app.robly.com/archive?id=73f7418d9a2dbc5680f906e9f1d94a6a&v=true
https://app.robly.com/archive?id=9e4b11432b80a2536f54cb78610d6ee8&v=true
https://docs.google.com/document/d/1D1O6kdfghtW1CJs3lDYNWB54T6bZDhXQw9ofW39TzYw/edit?usp=sharing
https://app.robly.com/archive?id=c9fd36be0fc6411b9cf2a2471141421e&v=true
https://app.robly.com/archive?id=33aebc930e7fb4d520de46568c728c4b&v=true
https://app.robly.com/archive?id=65759b3cf8c5bd122f633e9447397fc5&v=true
https://app.robly.com/archive?id=6f3d081281c3d4c58eb7edf291b8f365&v=true
https://app.robly.com/archive?id=fcda5536925d0566e4d30ff66973e429&v=true
https://app.robly.com/archive?id=215ad4ab28bd260da11fda5a100830aa&v=true


‭1.‬ ‭Feb 17, 2025 (Around River City - Online Print) -‬‭La Crosse Seeks Community Input for Zoning‬

‭and Subdivision Code Update‬

‭2.‬ ‭March 14, 2025 (WIZM News - Radio)‬‭Women Build, Housing‬‭Week and Neighbor’s Day with‬

‭Habitat La Crosse’s Kahya Fox‬

‭3.‬ ‭March 24, 2025 (AARP Local) -‬‭Join La Crosse Housing‬‭Week April 28 through May 3‬

‭4.‬ ‭Apr 17, 2025 (WIZM News+Podcast) -‬‭Habitat’s Kahya‬‭Fox previews La Crosse Housing Week‬

‭5.‬ ‭Apr 21, 2025 (wiproud.com) -‬‭La Crosse organizations‬‭to launch first-ever La Crosse Housing‬

‭Week April 28 to May 3‬

‭6.‬ ‭April 21, 2025 (Yahoo News) -‬‭La Crosse organizations‬‭to launch first-ever La Crosse Housing‬

‭Week April 28 to May 3‬

‭7.‬ ‭Apr 23, 2025 - (La Crosse Tribune) -‬‭Housing Week‬‭aims to engage La Crosse on affordable‬

‭housing issues‬

‭8.‬ ‭Apr 23, 2025 - (La Crosse Tribune) -‬‭La Crosse Housing‬‭Week: Affordable housing‬‭..‬

‭9.‬ ‭Apr. 28, 2025 (WEAU 13) -‬‭Local organizations launch‬‭first La Crosse Housing Week‬

‭10.‬ ‭April 29, 2025 (Yahoo News) -‬‭Housing Week kicks off‬‭in La Crosse‬
‭11.‬ ‭Apr 29, 2025 -  (wiproud.com)‬‭Housing Week kicks off‬‭in La Crosse‬
‭12.‬ ‭Apr 30, 2025 (News 8) -‬‭La Crosse Housing Week aims‬‭to address community‬‭…‬

‭13.‬ ‭May 7, 2025 (WXOW 19) -‬‭City of La Crosse is seeking‬‭input on future development and‬

‭neighborhood character‬

‭14.‬ ‭June 30, 2025 (WIZM News) -‬‭Zoning and neighborhood‬‭needs are top priorities for new‬

‭development in La Crosse, for city plan commission‬

‭15.‬ ‭June 09, 2025 (News 8) -‬‭City of La Crosse educates‬‭residents on the importance of zoning‬

‭Event Calendars Submissions‬

‭●‬ ‭La Crosse Tribune‬
‭●‬ ‭WXOW News 19‬
‭●‬ ‭News 8‬
‭●‬ ‭Next Door‬
‭●‬ ‭WI Proud (Fox 25/48)‬
‭●‬ ‭Good Morning Coulee‬
‭●‬ ‭La Crosse Local‬

‭●‬ ‭City of La Crosse Event Calendar‬
‭●‬ ‭Around River City‬

‭Physical Media – Posters‬
‭Forty posters were distributed across locations in La Crosse, including Viterbo University, UW-La Crosse,‬
‭the public library, City Hall, and various spots throughout downtown for Housing Week.‬

‭In Person Presentations/Discussions‬
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‭2025‬

‭June 23, 2025 -‬‭Zoning Code 101‬‭- Bluffside and Grandview‬‭Emerson Neighborhood Associations‬
‭June 9, 2025 -‬‭Zoning Code 101‬‭- Weigent-Hogan, Holy‬‭Trinity-Longfellow, and Hintgen Neighborhood‬
‭Associations‬
‭May 27, 2025 -‬‭Zoning Code 101‬‭- Logan-Northside Neighborhood‬‭Association and Lower Northside‬
‭Depot Neighborhood‬
‭May 22, 2025 -‬‭Zoning Code 101‬‭- Washburn, Downtown,‬‭and Powell-Poage-Hamilton Neighborhood‬
‭Associations‬
‭May 5 - La Crosse Chamber -‬‭The Forum: La Crosse Housing‬‭& Zoning Changes‬
‭April 30, 2025 -‬‭Zoning & Beyond: Forward La Crosse‬‭- La Crosse Public Library Main Branch‬
‭May 1, 2025 -‬‭Zoning & Beyond: Forward La Crosse‬‭-‬‭La Crosse Public Library Main Branch‬

‭Housing Week  April 30- May 2, 2024‬

‭Wednesday, April 30‬

‭●‬ ‭12:00–1:00 PM‬‭–‬‭Zoning & Beyond‬
‭La Crosse Public Library‬‭(City Standalone Event)‬

‭●‬ ‭2:00–3:30 PM‬‭– Riverside Park‬‭(Pop-up Table)‬
‭●‬ ‭6:30–8:00 PM‬‭–‬‭Housing on Tap‬

‭Cappella Events Center‬‭(Pop-up Table)‬

‭Thursday, May 1‬

‭●‬ ‭8:30–10:00 AM‬‭– Grounded Patio Cafe‬‭(Pop-up Table)‬
‭●‬ ‭12:00–1:00 PM‬‭–‬‭Let’s ‘Taco Boat’ Housing Lunch‬

‭Pump House Regional Arts Center‬‭(Pop-up Table)‬
‭●‬ ‭2:00–3:30 PM‬‭–‬‭(Pop-up Table)‬
‭●‬ ‭5:00–6:00 PM‬‭–‬‭Zoning & Beyond: Forward La Crosse‬

‭La Crosse Public Library‬‭(City Standalone Event)‬

‭Friday, May 2‬

‭●‬ ‭9:30–11:30 AM‬‭–‬‭Then & Now History Exhibit‬
‭La Crosse Public Library‬‭(Pop-up Table)‬

‭●‬ ‭1:00–3:00 PM‬‭–‬‭The Economics of Redevelopment‬
‭Black River Beach Neighborhood Center‬‭(Pop-up Table)‬

‭Organizational Media Inclusion‬

‭May 25, 2025 – The Bluffside Neighborhood Association shared the Forward La Crosse newsletter with‬
‭their network.‬
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‭Before and during Housing Week- Habitat for Humanity of the Greater La Crosse Region - including‬
‭outreach through social media, newsletters, and other communication channels.‬

‭April 18, 2025 - (Couleecap, Inc. FB Page) -‬‭Don’t‬‭miss La Crosse Housing Week! April 28th‬‭…‬

‭April 30, 2025 -  (Extension La Crosse County FB Page) -‬‭“Get ready, La Crosse! The first-ever Housing‬
‭Week is happening this spring.‬
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UPDATE  A Review of MSA’s Commitment to Your Community  

PROJECT TEAM: 
Claire Stickler, Project Manager MSA Professional Services  
cstickler@msa-ps.com 

Emily Soderberg, Engagement Manager MSA Professional 
Services esoderberg@msa-ps.com 

Mike Lamb, Mike Lamb Consulting mlambnet@gmail.com 
 

 

DATE: 
May 29th , 2025 

 
LA CROSSE ZONING AND SUBDIVISION CODE UPDATE 
 

 
Housing Week 
La Crosse Housing Week was a major success, generating strong community interest and 
engagement around housing, zoning, and the future of development in the city. Thank you to all the 
partners for allowing our presentation to be apart of the week.  
 
Events throughout the week were well-attended by a diverse group of residents, stakeholders, and 
community leaders. Our presentation encouraged dialogue, with many participants contributing 
thoughtful questions, comments and personal insights. 
 
Survey Update 
As of Tuesday 5/27, we have received 617 responses to Community Survey #1. The survey will be 
open until June 30th. Please share the survey with your connections throughout the community. The 
survey is available on forwardlacrosse.org. 
 
Below is a brief analysis of the responses so far. This is very high level as we will provide a full 
analysis when the survey closes. Thus far -  

• 73% of respondents are homeowners, with many having lived in the city for 11 or more 
years. 

• We’re seeing a broad range of age groups represented. 
• Most respondents agree or strongly agree with statements regarding high-density and low-

density residential buildings, as well as neighborhood-related questions. 
• The only statements with less agreement were: 

• “Situate closer to the street than they typically are today” 
• “Set back the top stories of the building to better improve compatibility with the 

surrounding neighborhoods” (in reference to multi-family/high-density residential 
buildings). 

• Open-Ended Question Themes 
The open-ended question asked about concerns related to property regulations (e.g., 
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 setbacks, height, landscaping, stormwater, lighting, parking, noise). A quick tally of common 

themes shows top concerns include: 
• Parking 
• Noise 
• Overly burdensome regulations 
• Restrictions limiting density and housing flexibility 
• Stormwater infrastructure 
• Building heights 

Focus Groups and Interviews 
These will primarily take place throughout June. 
For any in-person focus groups or interviews, we’re tentatively looking at June 30 and July 1st, as 
our project team will be in town for the Planning Commission Meeting.  
 
Project Next Steps 

• Stakeholder Interview Discussions 
• Code Diagnostics  
• Specific Code Approaches 
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Built Form Study  |  Districts
Based on the Comprehensive Plan NDC framework, the 
Built Form Study samples the typical development pattern 
for each of the neighborhoods, districts and corridors as 
identified in the comp plan to better understand the 
physical dimensions of building type, site plan, street 
frontage and block pattern as well as other conditions.

Districts
D-1 thru D-12
D-1 Airport and D-12 Valley View Mall not included
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Built Form Study | Plate D-2: Black River

NDC Framework: District Urban Pattern Built Form Examples Notes
• Existing zoning: M1 Light Industrial, M2 

Heavy Industrial, R1 Single Family, C1 
Local Commercial, C2 Commercial

• Character area: Industrial small lot

• Key intersection: Hwy 53 & Monitor St, 
Hwy 53 & Copeland Ave

• Parcel pattern: Large rectangular lots 
fronting side streets; small rectangular 
residential/commercial lots with alley 
fronting Hwy 53, most lots are 25-50 feet 
wide and 140 feet deep

• Scale: Industrial area has medium to 
large 1-2 story structures

• Yards: Buildings on streets off of Hwy 53 
generally have 20-foot setbacks (40 feet 
from road

• Parking: Surface lots (paved and gravel) 
for industrial/commercial

• Materials: Lap siding (vinyl and wood), 
concrete, stucco

• Street: 50-65 foot ROW with limited 
sidewalk coverage on side streets, with 
no sidewalks; Hwy 53 has 70-100 foot
ROW with 6-foot sidewalks on one or 
both sides

• Alley/Service Drive: N/A
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Built Form Study | Plate D-4: Gundersen

NDC Framework: District Urban Pattern Built Form Examples Notes
• Existing zoning: Public and Semi-Public & 

PD Planned Development

• Character area: Campus/medical

• Key intersection: South Ave & 7th St

• Parcel pattern: Large irregular lots 
abutting an access road on at least one 
edge; Main hospital is 50 ft from road, 

• Scale: 5-7 story medical buildings and 
residential halls

• Yards: Most building are placed near 
property line with setbacks of at least 25-
30 feet (with deeper setbacks on sides 
with large parking lots)

• Parking: Surface parking, parking ramps, 
limited street parking

• Materials: Masonry, glass

• Street: 100-foot ROW width for 7th street 
with 8-foot sidewalks on both sides, 90-
foot ROW width for South Ave with 10-
foot sidewalks on both sides; limited 
sidewalk coverage on side streets

• Alley/Service Drive: Sidewalk network 
that can be used between buildings 
(most sidewalks are 8 feet wide)
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Built Form Study | Plate D-5: Industrial

Urban Pattern Built Form Examples Notes
• Existing zoning: M2 Heavy Industrial

• Character area: Industrial large lot

• Key intersection: Oak St & Enterprise Ave

• Parcel pattern: Large irregular lots 
fronting Enterprise Ave and side streets

• Scale: Large floor plate buildings not 
exceeding 100 feet in height

• Yards: Shallow setbacks from roads and 
neighboring buildings

• Parking: Large surface parking lots, some 
parallel parking on each side of street

• Materials: Vinyl lap siding, masonry, 
metal panel

• Street: all streets have 60-65 foot ROW; 
Enterprise Ave and Larson St have 6-foot 
sidewalk on one side with 3-foot grass 
road verges

• Alley/Service Drive: N/A

NDC Framework: District
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Built Form Study | Plate D-6: International

NDC Framework: District Urban Pattern Built Form Examples Notes
• Existing zoning: PD Planned Development

• Character area: Industrial large lot

• Key intersection: WI-16 & Berlin Dr 

• Parcel pattern: Large irregular lots 
fronting Berlin Dr

• Scale: Large floor plate buildings not 
exceeding 2-3 stories

• Yards: Buildings with parking 
behind/beside have shallow setbacks 
fronting Berlin Dr; some buildings have 
surface lots in front

• Parking: Surface lots for all buildings, no 
street parking

• Materials: Masonry, metal panel

• Street: 65-foot ROW with no sidewalks; 
apparent 10-foot walking paths running 
through center of business parking and 
connecting to sidewalk on WI-16 & N 
Kinney Coulee Rd 

• Alley/Service Drive: N/A
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Built Form Study | Plate D-7 Isle La Plume

NDC Framework: District Urban Pattern Built Form Examples Notes
• Existing zoning: M2 Heavy Industrial & 

Public & Semi-Public

• Character area: Industrial large lot

• Key intersection: N/A

• Parcel pattern: Large irregular lots 
fronting Marco Dr

• Scale: Large floor plate 1-4-story 
buildings

• Yards: Buildings on streets off Marco Dr 
setback 10-20 feet from ROW (parking of 
cars in the setback area)

• Parking: Large gravel surface lots (except 
two large paved lots) 

• Materials: Vinyl lap siding, masonry, 
metal panel

• Street: 60-foot ROW with no sidewalk 
coverage

• Alley/Service Drive: N/A
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Built Form Study | Plate D-8: Mayo/Viterbo/FSPA

NDC Framework: District Urban Pattern Built Form Examples Notes
• Existing zoning: PS Public and Semi-

Public, C1 Local Business

• Character area: Campus/medical & 
educational

• Key intersection: West Ave & Jackson St, 
West Ave & Market St

• Parcel pattern: Large rectangular lots 
fronting side streets abutting an access 
road on at least one edge; large 
commercial lots along West Ave

• Scale: 5-15 stories medical buildings;      
3-5 story academic buildings; Few 1-story 
commercial buildings

• Yards: 50-80 feet from West Ave ROW; 
10-15 feet from other side streets ROW

• Parking: Surface parking, parking ramps, 
street parking on side streets

• Materials: Masonry, glass

• Street: West Ave 80-foot ROW with 6-
foot sidewalks on both sides; 65-70-foot 
ROW on other roads in district with 6-
foot sidewalks on both sides

• Alley/Service Drive: Several driveways 
into parking lots off side streets; 
extensive sidewalk network in both 
medical and academic campuses (most 
sidewalks 10-15 feet wide)
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Built Form Study | Plate D-9: St. James Industrial

NDC Framework: District Urban Pattern Built Form Examples Notes
• Existing zoning: M2 Heavy Industrial

• Character area: Industrial large Lot

• Key intersection: N/A

• Parcel pattern: Large irregular lots 
fronting Saint James St

• Scale: Large floor plate 1-2-story 
industrial buildings

• Yards: Large building set back 0 feet, 
others between 30-175 feet with parking 
lot in front or behind buildings

• Parking: Large paved surface lots

• Materials: Vinyl lap siding, masonry, 
metal panel

• Street: 60-foot ROW with no sidewalk 
coverage

• Alley/Service Drive: N/A
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Built Form Study | Plate D-11: UW La Crosse

Built Form Examples Notes
• Existing zoning: Public and Semi-Public

• Character area: Campus/educational

• Key intersection: La Crosse St & East Ave, 
La Crosse St & Losey Blvd

• Parcel pattern: Large rectangular lots 
abutting an access road on at least one 
edge; most lots are 300-370 feet deep

• Scale: 2-5 story academic buildings and 
residential halls

• Yards: Most buildings are placed in 
center of parcel with setbacks of 30-40 
feet from each property line

• Parking: Surface parking, parking ramps, 
limited street parking

• Materials: Masonry, glass

• Street: 65-foot ROW with 7-13 foot
sidewalks on each side; curb cuts for 
surface lots and drop-off points

• Alley/Service Drive: Extensive sidewalk 
network that can be used by university 
vehicles (most sidewalks are 10-20 feet 
wide)

Urban PatternNDC Framework: District
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Built Form Study  |  Neighborhoods
Based on the Comprehensive Plan NDC framework, the Built Form 
Study samples the typical development pattern for each of the 
neighborhoods, districts and corridors as identified in the comp plan to 
better understand the physical dimensions of building type, site plan, 
street frontage and block pattern as well as other conditions.

Neighborhoods 
• N-1 thru N-18
• N-2 Central, N-3  Downtown and N-11 Pettibone are addressed in 

the Character Areas analysis
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Built Form Study | Plate N-1: R1 Neighborhood East of Losey Blvd N

Urban Pattern Built Form Examples Notes
• Existing zoning: R1 Single Family

• Character area: contemporary 
neighborhood

• Key intersection: Losey Blvd & State St

• Parcel pattern: Residential lots in 
warped-grid layout and cul-de-sacs; most 
lots are 60-100 feet wide and <0.5 acres

• Scale: 1-2 story single-family buildings

• Yards: 35-foot front yard setback

• Parking: Private off-street

• Materials: Lap siding (vinyl and wood), 
brick, stone veneer

• Street: Losey Blvd has 100-foot ROW with 
6-foot sidewalks on each side and 12-
foot road verges; roads have no 
sidewalks

• Service Drive: Front-loaded

• Bluffside Tavern embedded in the SF 
neighborhood

NDC Framework: Neighborhoods
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Built Form Study | Plate N-2: Central

Urban Pattern Built Form Examples Notes
• Existing zoning: R1 Single Family

• Character area: Traditional neighborhood

• Key intersection: State Rd & 31st St

• Parcel pattern: Small rectangular lots; 
most lots are 70-85 feet wide and 140-
150 feet deep

• Scale: 1-2 story single-family buildings 
with a few 2-story multi-family duplexes

• Yards: 15-30 foot front yard setback 
(from front property line); small rear 
yards

• Parking: Garages and driveways 
accessible from main streets; parallel 
parking on each side of street

• Materials: Lap siding (vinyl and wood), 
masonry

• Street: 40-foot ROW with no sidewalks; 
curb cuts for driveways with 5-foot grass 
road verges

• Service Drive: Front-loaded

NDC Framework: Neighborhoods
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Built Form Study | Plate N-4: Grandview Emerson

Built Form Examples Notes
• Existing zoning: R1 Single Family

• Character area: Traditional neighborhood

• Key intersection: N/A

• Parcel pattern: Small rectangular lots 
with alley access in rear; most lots are 
30-50 feet wide and 140-150 feet deep

• Scale: 1-3 story multi-tenant rental 
homes; 1-2 story single-family homes

• Yards: 20-foot front yard setback (from 
sidewalk); small rear yards (or additional 
parking) with garages on alley

• Parking: Garages and driveways 
accessible from main streets and alleys; 
parallel parking on each side of street

• Materials: Vinyl lap siding, brick

• Street: 65-foot ROW with 6-foot sidewalk 
on each side; curb cuts for driveways 
with 8-foot grass road verges

• Alley/Service Drive: 20 ft ROW, paved 
concrete typ.

Urban PatternNDC Framework: Neighborhoods
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Built Form Study | Plate N-4.1: Grandview Emerson

Built Form Examples Notes
• Existing zoning: R1 Single Family, R2 

Residence, R5 Multiple Dwelling, C1 Local 
Business, TND Traditional Neighborhood 
Development

• Character area: Student housing and 
neighborhood retail/restaurants

• Key intersection: State St & Campbell Rd
• Parcel pattern: Small rectangular lots 

with alley access in rear; most lots are 
50-60 feet wide and 150 feet deep; some 
lots are divided width-wise into 
halves/thirds with depths of 50-100 feet 
each; neighborhood commercial fronting 
State St and Campbell Rd

• Scale: 2-3 story multi-tenant rental 
homes and apartment buildings; 1-2 
story single-family homes, 1 story 
commercial with flat roofs

• Yards: 15-foot front yard setback (from 
sidewalk); small rear yards (or additional 
parking) with garages on alley

• Parking: Garages and driveways 
accessible from main streets and alleys; 
parallel parking on each side of street, 
surface parking behind multi-tenant 
buildings

• Materials: Vinyl lap siding, brick, stucco
• Street: 65-foot ROW with 6-foot sidewalk 

on each side; curb cuts for driveways 
with 8-foot grass road verges

• Alley/Service Drive: 20 ft ROW, paved 
concrete typ.

Urban PatternNDC Framework: Neighborhoods
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Built Form Study | Plate N-5: Hass

Urban Pattern Built Form Examples Notes
• Existing zoning: PD Planned Development

• Character area: Comtemporary
neighborhood

• Key intersection: N/A

• Parcel pattern: Large multi-structure lots 
fronting public/private roads and surface 
parking lots

• Scale: 2-story multi-family residential 
buildings and twinhomes

• Yards: 15-20 foot structure setback from 
road frontage or shared surface parking

• Parking: Surface lots for multi-family 
structures, private driveways for 
twinhomes

• Materials: Lap siding (vinyl and wood), 
brick

• Street: Most streets have 60-foot ROW 
with no sidewalks; 33rd St S has 6-foot 
sidewalk on western side and 8-foot road 
verge

• Service Drive: Front-loaded for twinhomes

NDC Framework: Neighborhoods
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Built Form Study | Plate N-6: Hingten

Urban Pattern Built Form Examples Notes
• Existing zoning: R1 Single Family

• Character area: Traditional neighborhood

• Key intersection: N/A

• Parcel pattern: Small rectangular lots that 
are 60 feet wide and 120-135 feet deep

• Scale: 1-2 story single-family buildings

• Yards: 20-25 foot front yard setback 
(from front property line); small rear 
yards

• Parking: Garages and driveways 
accessible from main; parallel parking on 
each side of street

• Materials: Lap siding (vinyl and wood), 
masonry

• Street: Highland St has 50-foot ROW and 
north-south streets have 65-foot ROW; 
inconsistent sidewalk coverage from 
property to property

• Service Drive: Front-loaded

NDC Framework: Neighborhoods
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Built Form Study | Plate N-7: Holy Trinity-Longfellow

Urban Pattern Built Form ExamplesNDC Framework: Neighborhoods

Built Form Study | Plate N-7 : Holy Trinity-Longfellow

Notes
• Existing zoning: R1 Single Family, R2 

Residence, PS Public and Semi-Public

• Character area: Traditional neighborhood

• Key intersection: N/A

• Parcel pattern: Small rectangular lots that 
are 50 feet wide and 130-170 feet deep

• Scale: 1-2 story single-family buildings

• Yards: 15-foot front yard setback (from 
sidewalk, if applicable); small rear yards 
with garages on alley

• Parking: Garages and driveways accessible 
from main streets and alleys; parallel 
parking on each side of street

• Materials: Lap siding (vinyl and wood), 
masonry

• Street: 65-foot ROW with 6-foot sidewalk 
on each side; curb cuts for driveways with 
9-foot grass road verges

• Service Drive: 20 ft ROW, paved concrete 
typ.
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Built Form Study | Plate N-8: Logan Northside

Urban Pattern Built Form Examples Notes
• Existing zoning: R1 Single Family

• Character area: Traditional neighborhood

• Key intersection: N/A

• Parcel pattern: Small rectangular lots 
with alley access in rear; most lots are 
40-60 feet wide and 140 feet deep; some 
lots are double-wide (80 feet); some lots 
are divided width-wise with depths of 70 
feet each

• Scale: 1-2 story single-family buildings

• Yards: 10-foot front yard setback (from 
sidewalk); small rear yards with garages 
on alley

• Parking: Garages and driveways 
accessible from main streets and alleys; 
parallel parking on each side of street

• Materials: Lap siding (vinyl and wood)

• Street: 70-foot ROW with 6-foot sidewalk 
on each side; curb cuts for driveways 
with 10-foot grass road verges

• Alley/Service Drive: 20 ft ROW, paved 
concrete typ.

NDC Framework: Neighborhoods
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Built Form Study | Plate N-8.1: Logan Northside (George St Commercial)

NDC Framework: Neighborhoods Urban Pattern Built Form Examples Notes
• Existing zoning: C1 Local Business

• Character area: Traditional shopping 
street

• Key intersection: George St & Gillette St

• Parcel pattern: incremental, small lot 
typically alley loaded; some curb cuts 
from George; common residential lots 
are 50 feet wide; some residential lots 
measure 30 feet wide

• Scale: 1 and 2 story retail and residential 
buildings; commercial buildings tend to 
have flat roofs and transparent 
shopfronts

• Yards: Zero lot line for commercial 
structures; shallow setback for residential 
along George

• Parking: several surface lots front onto 
George

• Materials: brick, stucco, lap siding—vinyl 
and wood

• Street: 64 foot ROW; curb and gutter 
with sidewalk back of curb; narrow 
grassed boulevards here and there

• Alley/Service Drive: 20 ft ROW, paved 
concrete typ.

94



Built Form Study | Plate N-9: Lower Northside and Depot

Urban Pattern Built Form Examples Notes
• Existing zoning: R1 Single Family, R2 

Residential

• Character area: Traditional neighborhood

• Key intersection: Hagar St & Avon St

• Parcel pattern: Small rectangular lots 
with alley access in rear; most lots are 
40-55 feet wide and 140 feet deep; some 
lots are divided width-wise with depths 
of 70 feet each

• Scale: 1-2 story single-family buildings

• Yards: 15-25 foot front yard setback 
(from sidewalk); small rear yards with 
garages on alley

• Parking: Garages and driveways 
accessible from main streets and alleys; 
parallel parking on each side of street

• Materials: Lap siding (vinyl and wood), 
masonry

• Street: 60-foot ROW with 6-foot sidewalk 
on each side; curb cuts for driveways 
with 5-foot grass road verges

• Alley/Service Drive: 15-20 foot ROW, 
paved concrete typ.

NDC Framework: Neighborhoods
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Built Form Study | Plate N-10: Northwoods

Urban Pattern Built Form Examples Notes
• Existing zoning: R1 Single Family

• Character area: Contemporary 
neighborhood

• Key intersection: CH B & Sablewood Rd

• Parcel pattern: Residential lots in 
dendritic layout

• Scale: 1-2 story single-family homes

• Yards: 40-foot front yard setback

• Parking: Driveways accessible from 
subdivision roads

• Materials: Vinyl lap siding, brick, stone 
veneer

• Street: 65-foot ROW with 6-foot sidewalk 
on one side; curb cuts for driveways with 
grass road verges

• Service: Front loaded

NDC Framework: Neighborhoods
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Built Form Study | Plate N-12: Powell-Poage Hamilton

Urban Pattern Built Form Examples Notes
• Existing zoning: TND Traditional 

Neighborhood Development, C2 
Commercial, & R1 Single Family

• Character area: Urban Mixed 
• Key intersection: 7th St & Farnam St
• Parcel pattern: Large lots with apartment 

buildings with large parking lots and 
small rectangular and square single-
family residential lots  

• Scale: 3-4 story apartment buildings; 1-2 
story single-family buildings; 1-story 
commercial buildings with flat roofs

• Yards: 5-15 feet front yard setback (from 
sidewalk for apartments); large surface 
parking lots behind apartments 

• Parking: Several large surface lots front 
onto Hood St and 8th St and garages and 
driveways accessible from main streets 
and alleys; parallel parking on each side 
of street

• Materials: Vinyl lap siding, brick, stucco
• Street: 65-foot ROW with 6-foot sidewalk 

on each side; curb cuts for driveways 
with 7-8-foot grass road verges

• Alley/Service Drive: 20-foot ROW alley, 
paved concrete typ and service drives off 
Hood st (see top 3 images)

NDC Framework: Neighborhoods
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Built Form Study | Plate N-14: Spence

Urban Pattern Built Form Examples Notes
• Existing zoning: R1 Single Family

• Character area: Traditional neighborhood

• Key intersection: N/A

• Parcel pattern: Small rectangular lots that 
are 50-60 feet wide and 100-130 feet 
deep from ROW line

• Scale: 1-2 story single-family buildings

• Yards: 15-25 front yard setback (from 
sidewalk, if applicable); small rear yards 
with garages on alley

• Parking: Garages and driveways 
accessible from main streets and alleys; 
parallel parking on each side of street

• Materials: Lap siding (vinyl and wood), 
masonry

• Street: 65-foot ROW with 6-foot sidewalk 
on each side; curb cuts for driveways 
with 9-foot grass road verges

• Alley/Service Drive: 16-foot ROW, paved 
concrete typ a few gravel and a few 
front-loaded

NDC Framework: Neighborhoods
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Built Form Study | Plate N-15: Springbrook-Clayton Johnson

Urban Pattern Built Form Examples Notes
• Existing zoning: N/A

• Character area: contemporary 
neighborhood

• Key intersection: 33rd St S and Solaris

• Parcel pattern: 85 ft wide lots typical

• Scale: 1 story; some taller

• Yards: 25 foot front yard setback (from 
front property line)

• Parking: Driveways accessible from 
streets; parallel parking on each side of 
streets

• Materials: Lap siding (vinyl and wood), 
masonry

• Street: 60 foot ROW with sidewalks on 
most streets but not all; 

• Service Drive: Front-loaded

NDC Framework: Neighborhoods
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Built Form Study | Plate N-16: Swift Creek

Urban Pattern Built Form Examples Notes
• Existing zoning: R1 Single Family, PD 

Planned Development, & C1 Local 
Business 

• Character area: Contemporary 
neighborhood

• Key intersection: US-35 & N Marion Rd
• Parcel pattern: Small rectangular lots; 

most lots are 75-85 feet wide and 95-115 
feet deep from ROW line

• Scale: 1-2 story single-family buildings 
with 11 1-story multi-family 
duplexes/triplexes/quadplexes in Lakota 
Pl development area

• Yards: 15-30 foot front yard setback 
(from ROW line) ); rear yards varying 
between 30-50 feet; 20 foot front yard 
setback (from ROW line) and 10-15 feet 
rear yard setback in Lakota Pl 
duplexes/triplex/quadplex

• Parking: Garages and driveways 
accessible from main streets; parallel 
parking on each side of street

• Materials: Lap siding (vinyl and wood), 
masonry

• Street: 40-foot ROW with no sidewalks; 
curb cuts for driveways with 5-foot grass 
road verges

• Service Drive: Front-loaded

NDC Framework: Neighborhoods
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Built Form Study | Plate N-17: Washburn

Urban Pattern Built Form Examples Notes
• Existing zoning: R1 Single Family & WR 

Washburn Residential

• Character area: Traditional neighborhood

• Key intersection: N/A

• Parcel pattern: Small rectangular lots that 
are 50-60 feet wide and 140-145 feet 
deep from ROW line

• Scale: 1-2 story single-family buildings, 
two 2-story apartments, and scattered 1-
2 story commercial buildings

• Yards: 10-20 front yard setback (from 
sidewalk, if applicable); 100 foot rear 
yard setback (on average)

• Parking: Garages and driveways 
accessible from main streets; parallel 
parking on each side of street

• Materials: Lap siding (vinyl and wood), 
masonry

• Street: 65-foot ROW with 6-foot sidewalk 
on each side; curb cuts for driveways 
with 8-foot grass road verges

• Service Drive: Front-loaded

NDC Framework: Neighborhoods
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Built Form Study | Plate N-18: Weigent Hogan

Urban Pattern Built Form Examples Notes
• Existing zoning: R1 Single Family & WR 

Washburn Residential

• Character area: Traditional neighborhood

• Key intersection: N/A

• Parcel pattern: Small rectangular lots that 
are 60 feet wide and 140 feet deep from 
ROW line

• Scale: 2-3 story single-family buildings

• Yards: 10-20 front yard setback (from 
sidewalk, if applicable); 50-70 foot rear 
yard setback (70 foot on average)

• Parking: Garages and driveways 
accessible from main streets and alleys; 
parallel parking on each side of street

• Materials: Lap siding (vinyl and wood), 
masonry

• Street: 65-70-foot ROW with 6-foot 
sidewalk on each side; curb cuts for 
driveways with 8-10-foot grass road 
verges

• Alley/Service Drive: 20-foot ROW, paved 
concrete typ a few gravel and a few 
front-loaded

NDC Framework: Neighborhoods
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CharacterÊAreaÊDefiniƟons 
Zoning Update using a Context SensiƟve, Character-based Approach 

A character-based approach to the zoning code update is based on the NDC Framework used in the Compre-
hensive Plan. The Built Form Study sampled all of the idenƟfied areas to beƩer understand typical character, 
context, building, lot and street types. This analysis will then be used to confirm parƟcular “character” areas 
of the city that will be used to calibrate applicable urban standards and dimensions. 

The Comprehensive Plan sets forth the vision for future land uses across all properƟes within the City of La 
Crosse. Future land use idenƟfies the mix of uses which may become appropriate for a given property over 
the next twenty years.  This concept takes into account the larger context of neighboring properƟes and how 
they interact together to serve residentsô Future land use is based on the "Neighborhood, District, and Corri-
dor Framework" (NDC), a system devised by the Congress for New Urbanism (CNU). Source: 2040 Comprehen-
sive Plan 

The intent of the NDC Framework model is to encourage walkable, compact communiƟes that are rich with 
ameniƟes and celebrate the history of the built environment and the preservaƟon of natural features, all 
while respecƟng the fabric of communiƟes. NDC proposes three fundamental classificaƟons that organize La 
Crosse into a mix of uses rather than isolated land uses. NDC does not replace the adopted zoning code, but 
instead paints a broad and cohesive long-term picture for the built environment. The NDC model can pair 
well with form-based codes, a land development regulaƟon that focuses on the physical form of the built en-
vironment in relaƟon to the public realm as the code's overarching principle. If the City decides to integrate a 
form-based code in the future, the NDC model can be used to guide a cohesive urban form.  Source: 2040 
Comprehensive Plan 

A character-based code guides development to build upon and strengthen the unique characterisƟcs of a 
community, helping to preserve desired character. A  character-based code is organized around the unique 
physical features of the built environment by documenƟng and analyzing the community’s exisƟng urban 
form at different scales, from the broad characterisƟcs of a community’s neighborhoods to parƟcular build-
ing types. 

Neighborhoods,Êwhich usually are areas that contain blocks or buildings that are unified in character or style. 
A neighborhood is oŌen walkable and may have a clearly defined center or edge.  

Districts,Êwhich are areas typically defined by a parƟcular use or acƟvity, such as light industrial districts.  

Corridors,Êwhich can be man-made elements relaƟng to movement, such as roads or railways, or natural ele-
ments such as rivers. Whether man-made or natural, these corridors oŌen define boundaries within and be-
tween neighborhoods. However, roads that funcƟon as commercial corridors oŌen serve as the center of 
many communiƟes. Source: adapted from “Form-based Codes: A Step by Step Guide for CommuniƟes”, Chicago Met-
ropolitan Agency for Planning & the Form Based Codes InsƟtute 
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TradiƟonalÊneighborhoods—residenƟal areas that are 
mostly historic with fine grain block and street paƩern, 
alley service, prominent parks and walkable streets that 
connect to neighborhood desƟnaƟons. Physical features: 
compact lots, 1.5– 2.5 stories in height, shallow front 
yards, sidewalks and alley loaded parking. 

TradiƟonalÊneighborhoods/variedÊ-ÊresidenƟal areas that 
mostly contain smaller lots with connected streets and 
alley service but also include a mix of contemporary, front
-loaded building types. historic with fine grain block and 
street paƩern, alley service, prominent parks and walka-
ble streets that connect to neighborhood desƟnaƟons. 
Physical features: 1 to 1.5 stories in height, common front 
yards and some lots that area wider. 

TradiƟonalÊshoppingÊstreet—a walkable, retail environ-
ment located in tradiƟonal neighborhoods that contain 
commercial sales and services more scaled and compaƟ-
ble with exisƟng residenƟal development.  

Physical features: compact lots, 1-2 stories in height, zero 
front yards, shopfront frontage common with alley loaded  
service and on-street parking. 

UrbanÊMixedÊResidenƟal—an area that contains a mix 
residenƟal building types from detached single family to 
larger mulƟ-family apartments.  

Physical features: compact lots, 1-stories in height, shal-
low front yards; alley loaded and on-street parking. 

105



ModularÊneighborhood—residenƟal areas that are com-
posed mobile and manufactured building types. Urban 
paƩern is usually Ɵght (narrow) sites with generous 
streets; lot is oŌen in single ownership 

 Physical features: 1 stories in height, shallow front yards, 
parking in front or the side of the unit 

CorridorÊmixed–Êtypically corridors that contain a mix of 
commercial, residenƟal and insƟtuƟonal buildings within 
the same block and/or across the street from each other; 
common in tradiƟonal neighborhoods that are transiƟon-
ing or growing. service, prominent parks and walkable 
streets that connect to neighborhood desƟnaƟons.  

Physical features: 1-2 stories but other physical features 
vary depending on building type 

CommercialÊCorridor/SmallÊFormat— most commercial 
corridors in the city contain a mix of building types and 
sizes; the small format commercial corridor is common in 
several areas  

Physical features: wide lots,  1-2 stories in height, gener-
ous setbacks with parking common in front of the en-
trance 

CommercialÊCorridor/LargeÊFormat— most commercial 
corridors in the city contain a mix of building types and 
sizes; the large format commercial corridor is common in 
several areas such as the Valley View Mall. 

Physical features: wide and deep lots,  1-2 stories in 
height, generous setbacks with parking common in front 
of the entrance 
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Downtown—The downtown is made up of a larger “core” 
area that contains a number “main street” blocks that are 
highly walkable and characterized by transparent store-
fronts. The downtown also includes a historic district 
which overlaps much of the “main street” blocks. 

Physical features: “main street” blocks are mulƟple stories 
with highly defined shopfronts; masonry construcƟon is 
typical; the periphery of the core contains more and larger 
surface parking areas.  

Downtown/”MainÊStreet”–Êthe heart of downtown con-
tains a well defined walkable district with retail shop 
fronts set at the back of the sidewalk creaƟng a very inƟ-
mate, human scaled environment;  

Physical features: high level of shopfront transparency at 
the street level, common exterior is brick; alley service to 
the block interiors; parking on-street  

DistrictÊ— a number of districts occur in the city—these 
can be educaƟon, health or recreaƟon in use; they tend to 
include larger buildings arranged to form an idenƟty or 
sense of spaces but also can include large parking areas. 

Physical features: wide lots, buildings oŌen more than 3 
stories in height, setbacks and yard vary 

IndustrialÊsmallÊformat— there area mulƟple areas  char-
acterized as ‘industrial’ with these building types arranged 
into small formats where they respond to a connected 
street and block paƩern, alley loaded and small opera-
Ɵona areas 

Physical features: typical tradiƟonal small lots,  1-2 stories 
in height, common material is metal siding and some ma-
sonry finishes at the building base 
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IndustrialÊlargeÊformat— there area mulƟple areas  charac-
terized as ‘large format industrial’ that include very large 
floorplate buildings including large outdoor storage areas, 
loading and large surface parking areas 

Physical features: mulƟple stories in height depending on 
funcƟons and use; typical flats roofs, common material is 
metal siding and some masonry finishes at the building base 
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Character Area: Downtown – Three Distinct Areas

Downtown Area

Core

“Main street”

Three distinct areas 
assume that the zoning 
districts may also be 
more responsive to the 
character of each with 
the “main street” area 
requiring the most 
rigorous standards and 
regulations.
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Character Areas: Downtown Core/Building Frontage & Parking

Active building 
frontage

Blank building 
wall

Surface 
parking

Structured 
parking

110



Character Areas: Downtown Core/Parking Diagram

Surface 
parking

Structured 
parking
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Character Areas: “Main Street”/Frontage & Parking Diagram

Active building 
frontage

Surface 
parking

Structured 
parking
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Character Areas: Main Street/Frontage & Parking Diagram

The building frontage 
and parking diagram 
illustrates the key  
blocks of the 
downtown “main 
street” area. These 
block faces are the 
most walkable and 
pedestrian friendly 
places in downtown; 
zoning standards can 
be more specific about 
this built environment 
character and regulate 
future development to 
recognize these 
conditions and 
respond in similar 
ways.
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Character Areas: Building Standards

Newer buildings at Jay and Front St 
share common design features and 
materials. 

A recent residential building uses more 
clean, modern materials that are 
compatible with traditional buildings. 

Renovations highlight the historic 
character of street level shopfronts; 
graphics obscure window transparency.

Street level façade works with the bay 
and window design but presents 
exposed parking to the street.

Super graphics that may or may not be 
appropriate for some “main street” 
building locations.

Recent residential building 
includes large setback from 
the street. 
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Character Areas: Downtown Development Opportunities
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Character Areas: Downtown Core/Frontage & Parking

Active building 
frontage

Blank building 
wall

Surface 
parking

Structured 
parking

116



117



118



119



120



121



122



123



124



125



Built Form Study  |  Corridors
Based on the Comprehensive Plan NDC framework, the Built Form 
Study samples the typical development pattern for each of the 
neighborhoods, districts and corridors as identified in the comp plan to 
better understand the physical dimensions of building type, site plan, 
street frontage and block pattern as well as other conditions.

Corridors
• C-1 thru C-5
• C-1 Hixson Forest and C-4 La Crosse Marsh not included
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Built Form Study | Plate C-2: Highway 14

NDC Framework: Corridor Urban Pattern Built Form Examples Notes
• Existing zoning: C2 Commercial

• Character area: Commercial Corridor

• Key intersection: US-14 & Ward Ave/S 
East Ave

• Parcel pattern: Large irregular lots 
fronting US-14 & Ward Ave/S East Ave

• Scale: Standalone 1-story commercial 
structures

• Yards: Deep setback for commercial 
buildings; large surface parking lots

• Parking: several surface lots front onto 
Hwy 14 and Ward Ave/S East Ave

• Materials: Brick, metal panel, glass

• Street: US-53 has 85-foot ROW with 9-
foot sidewalk on both sides, 5 lanes 
including two-way left-turn lane in 
center; Ward Ave/S East Ave are 90-100 
feet in width

• Service Drive: 
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Built Form Study | Plate C-3: Highway 53

NDC Framework: Corridor Urban Pattern Built Form Examples Notes
• Existing zoning: C2 Commercial, R5 

Multiple Dwelling, PD Planned 
Development

• Character area: Urban mixed 

• Key intersection: US-53 & Gilette St

• Parcel pattern: Irregular lots fronting US-
53 and side streets

• Scale: 1 story manufactured homes and 
retail, 2 story hotels, townhomes; multi-
family buildings

• Yards: Shallow setbacks fronting US-53 
with parking behind or beside buildings, 
shallow setbacks between manufactured 
homes

• Parking: Surface lots for commercial 
along US-53, wide roads with street 
parking for manufactured homes

• Materials: Wood siding, masonry, metal 
structure

• Street: US-53 has 90-foot ROW with 9-
foot sidewalk on both sides, 5 lanes 
including two-way left-turn lane in 
center; Riverview Court roads are 40 feet 
in width

• Service Drive: n/a
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Built Form Study | Plate C-3.1: Highway 53

NDC Framework: Corridor Urban Pattern Built Form Examples Notes
• Existing zoning: C2 Commercial, C1 Local 

Business

• Character area: Commercial corridor

• Key intersection: US-53 & W George St

• Parcel pattern: Large lots fronting US-53

• Scale: 1 story strip mall and standalone 
commercial buildings; commercial 
structures tend to have flat roofs and tall 
pylon signs along highway

• Yards: Deep setback for commercial 
buildings; large surface parking lots with 
buildings set behind

• Parking: Several large surface lots front 
onto US-53 or W George St

• Materials: Brick, lap siding (vinyl and 
wood), glass

• Street: 150-foot ROW with 6-10 foot
sidewalk on both sides; US-53 has 
grassed boulevards and 7 lanes (including 
turn lanes); W George St has paved 
median and island for pedestrian 
crossing

• Alley/Service Drive: Service drive behind 
strip mall, built around existing Badger 
Hickey Park (see image)
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Built Form Study | Plate C-3.2: Highway 53

NDC Framework: Corridor Urban Pattern

Built Form Example

Notes
• Existing zoning: R5 Multiple Dwelling, 

• Character area: Modular neighborhood

• Key intersection: US-53 & Gilette St

• Parcel pattern: Irregular lots fronting US-
53 and side streets

• Scale: 1 story manufactured homes

• Yards: Shallow setbacks with parking 
behind or beside buildings, shallow 
setbacks between manufactured homes

• Parking: wide roads with street parking 
for manufactured homes

• Materials: metal siding

• Street: US-53 has 90-foot ROW with 9-
foot sidewalk on both sides, 5 lanes 
including two-way left-turn lane in 
center; Riverview Court roads are 40 feet 
in width

• Service Drive: n/a
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Built Form Study | Plate C-5 : State Rd

NDC Framework: Corridor Urban Pattern Built Form Examples Notes
• Existing zoning: C2 Commercial, PD 

Planned Development, C1 Local Business, 
& R1 Single Family

• Character area: Commercial Corridor

• Key intersection: State Rd & S Losey Blvd

• Parcel pattern: Large irregular lots 
fronting State Rd & S Losey Blvd

• Scale: 1-story in-line commercial and 
standalone buildings

• Yards: Deep setback for commercial 
buildings; large surface parking lots

• Parking: Several surface lots front onto 
State Rd and S Losey Blvd

• Materials: Brick, glass, common masonry

• Street: State Rd has 85-foot ROW with 9-
foot sidewalk on both sides, 4 lanes with 
left-turn lanes in both directions at 
intersection; S Losey Blvd is 100 feet in 
width and has 6-foot sidewalk on both 
sides, 4-lanes including occasional left-
turn lanes in both directions

• Service Drive: rear & front loaded

131



 

Page 1 of 9 
C:\Users\ufc-prod\AppData\Local\Temp\BCL Technologies\easyPDF 8\@BCL@8808BD82\@BCL@8808BD82.docx 

:  

Memo 2 

  
 

 To: City of La Crosse 

 From: MSA Zoning Code team 

 Subject: Diagnostic Summary 

 Date: February 21, 2025 (Residential Districts: pages 1-4) 

 Date: March 25, 2025 (Commercial & Industrial Districts; Subdivision Regulations: 

pages 5-9) 

     
 

The La Crosse Zoning Code is found in Chapter 115 of the Municipal Code and is defined by seven articles and 
contains the following: 

 A total of 211 pages 

 21 districts and 2 overlay districts 

 Definitions, penalties, administration, appeals and amendments are found in Articles I and II 

 District regulations are found in Article IV; dimensional standards that apply for each district begin on page 
26. 

 Overlay regulations are defined in Article V.  

 A generous list of conditional uses is defined in Article VI that covers 23 pages of address additional 
standards and regulations. We will provide an additional analysis just focused on conditional uses. 

 Article VII cover supplemental regulations including design standards for multi-family housing and 
commercial uses and the traditional neighborhood development (section 115-403). 

 Generally, urban standards (and dimensional requirements) are written out in extended sentences and are 
often difficult to follow. 

 It seems, in general, that most of the residential districts share dimensional standards and regulations 
subject to different time periods, going back to the 1938 edition of the code. 

 The word ‘special’ is used in the title for the R-3 and R-6 districts but it isn’t clear exactly what this means or 
designates. 

 
Residential 
A high level review of the R districts follows; titles are spelled out as they appear in the body of the code. 
 
Agriculture (A-1)  and Exclusive Agriculture (EA) Districts 
The code includes an Agricultural district and an Exclusive Agricultural district. The A-1 district’s purpose is to act as 
a preserve for future urban development. The Exclusive Ag district is intended to preserve lands for food and fiber 
production. In either case not many areas/parcels zoned are A-1 or EA; it appears the only active agricultural use is 
in the southern part of the city along Old Town Hall Rd. 
 
R1 District 
Unlike the A-1 and EA districts, the R1 district does not include a direct purpose statement. The R1 Single Family 
district does allow two-family dwellings provided they were in existence on September 13, 1984 with an odd 
requirement that a new two family dwelling can replace an existing two family dwelling if it is limited to 2 bedrooms 
in each unit; no additional bedrooms can be added I any case. 
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There is no direct mention of lot area and dimensional standards except for the reference to the ‘Residence District’ 
(this is a reference to the 1938 zoning code which included two residential districts: Residence and Multiple Dwelling) 
- apparently this is assumed to refer to the R2 District and these standards apply to R1. 
 
Language and requirements like the following paragraph will need to be resolved regarding the uses in the R1 district: 

 Two or more family dwellings provided that such were in existence on April 10, 1997, have not 
discontinued the number of dwelling units for a period of 12 months or more, and are located within the 
area bounded by 9th Street-Farnam Street-east-west alley north of Green Bay Street-West Avenue, and 
provided further that such two or more family dwellings may be replaced by another two or more family 
dwellings as long as such replacement shall not contain more units or bedrooms than existed on April 10, 
1997 and other applicable building and zoning code requirements for the R-1 District are met.  

R2 District 
Like the R1 District, the R2 District does not have a specific purpose statement. It allows two family dwellings but 
only if they contain no more than three bedrooms per unit. It allows churches that were in existence on August 10, 
1989. As in other districts, language makes multiple references to specific dates in time that provide a threshold for 
permitted uses. 
 
Language and requirements like this this will need to be resolved regarding the uses in the R1 district: 

 The side yard regulations in subsections (3)a. and b. of this section shall apply to all lots including corner 
lots, except that in the case of a reversed corner lot which faces intersecting streets, the side yard on the 
street side of such reversed corner lot shall have a width of not less than 50 percent of the front yard depth 
required on the lots in the rear of such reversed corner lot, and no accessory building on such reversed corner 
lot shall project beyond the front building line of the lots in the rear of such reversed corner lot; provided, 
however, that this regulation for reversed corner lots shall not have the effect of reducing the buildable 
width for the main building to less than 26 feet, or for an accessory building to less than 20 feet, on any lot 
of record August 27, 1938.  

 
R3 Special Residence District 
This district is meant to allow single family, two-family and up to four or more dwellings provided they were in 
existence on April 10, 1997. Lot and dimensional standards are the same or similar to R1 and R2. 
 
Standards for yards are laboriously overwritten (similar to R1 and R2) and difficult to interpret in a single reading. 
These will benefit from summary and simplification: 

a. On every lot in the Special Residence District, there shall be two side yards, one on each side of the 
building, and except as hereinafter provided, neither of such side yards shall be less than six feet in 
width, and provided further that for any main building other than a one-family dwelling neither of such 
side yards shall be less than seven feet in width, except that lots occupied by each attached dwelling 
unit which is located within a single structure, which is attached along a lot line which is approximately 
perpendicular to the street right-of-way line, shall not be required to meet this requirement other than 
the outer side yards of the structure in which the two attached dwelling units are located shall not be 
less than seven feet in width.  

b. On any lot having a width of less than 44 feet, and of record on August 27, 1938, the width of no side 
yard shall be less than that heretofore prescribed less one-fourth foot for each foot said lot is less than 
44 feet in width; provided further, however, that no side yard shall be less than four feet in width in any 
case.  

c. The side yard regulations in subsections (2)a and b of this section shall apply to all lots including corner 
lots, except that in the case of a reversed corner lot which faces intersecting streets, the side yard on 
the street side of such reversed corner lot shall have a width of not less than 50 percent of the front yard 
depth required on the lots in the rear of such reversed corner lot, and no accessory building on such 
reversed corner lot shall project beyond the front building line of the lots in the rear of such reversed 
corner lot; provided, however, that this regulation for reversed corner lots shall not have the effect of 
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reducing the buildable width for the main building to less than 26 feet, or for an accessory building to 
less than 20 feet, on any lot of record August 27, 1938.  

 
Low Density Multiple Dwelling District (R4) 
This district is shown as the R4 district on the map but is not titled as that in the body of the code and allows multiple 
dwelling buildings that contain more than 4 units. Similar to the other R districts language and standards regarding 
lot area and yards are very overwritten and can benefit from simplification and more direct language. 
Multiple Dwelling District (R5) 
This district is “nested” into the R4 and thus any use allowed in R4 is permitted in this district. Uses include boarding 
house, room houses, fraternities and sororities (occupied by less than 6 persons). Height is allowed up to 55 feet and 
may exceed this per section 115-390 (Art. VII Supplemental Regulations). 
 
R-6 Special Multiple Dwelling District 
This district is “nested” into the R5 and thus any use allowed in R5 is permitted in this district. Uses include boarding 
house, room houses, fraternities and sororities (occupied by less than 6 persons). Height is allowed up to 55 feet and 
may exceed this per section 115-390 (Art. VII Supplemental Regulations). 
 
Washburn Neighborhood District (R-7)  
The purpose of the district is to encourage people to work and live in the City of La Crosse and will encourage single 
family dwellings. The district standards and regulations are “nested” in the R1 district (but excludes section 114-
142(a) (10). A unique condition in this district is the requirement of Architectural Control that is to encourage physical 
development to a higher degree of aesthetic satisfaction per approval of the Design Review Board. 
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Map Diagrams 
In a separate document we reviewed lot sizes for R-1, R-2, R-3 and the Washburn zoning districts based on the 
threshold of 5000 sf, lots that fall between 5000 -7200 sf and lots over 7200 sf. Lots under 5000 sf are shown in red 
and based on how the districts are defined many of these lots, we assume, were platted in 1938 or earlier so are not 
technically nonconforming. Nevertheless there is a distinct pattern (and a significant number) of smaller lots that 
seem to be functioning well today. More analysis is needed which will help determine how best to define standards. 
 
R-1  = 10,833 Parcels 
>7,200 sqft = 4,878 Parcels (45%)  
5,000-7,200 sqft = 4,454 Parcels (41%)  
<5,000 sqft = 1,501 Parcels (13.9%) 
R-2  = 1,298 Parcels 
>7,200 sqft = 504 Parcels (38.8%) 
5,000-7,200 sqft = 522 Parcels (40.2%) 
<5,000 sqft = 272 Parcels (20.9%) 
R-3 = 4 Parcels 
>7,200 sqft = 1 Parcel (25%) 
5,000-7,200 sqft = 2 Parcels (50%)  
<5,000 sqft = 1 Parcel (25%)  
Washburn Neighborhood District = 451 Parcels 
>7,200 sqft = 185 Parcels (41%)  
5,000-7,200 sqft = 111 Parcels (24.6%)  
<5,000 sqft = 155 Parcels (34.4%) 
R-4 = 169 parcels 
>7,200 sqft = 68 (40.2%) 
5,000-7,200 sqft = 68 (40.2%) 
<5,000 sqft = 33 (19.6%) 
R-5 = 941 parcels 
>7,200 sqft = 592 (62.9%) 
5,000-7,200 sqft = 159 (16.9%) 
<5,000 sqft = 190 (20.2%) 
R-6 = 117 parcels 
>7,200 sqft = 65 (55.6%) 
5,000-7,200 sqft = 11 (9.4%) 
<5,000 sqft = 41 (35%) 

 
Total = 13,813 
<5,000 sqft = 2,193 (15.8%) 
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Commercial Districts 
There are three (3) commercial districts that are closely related to each other relative to dimensional standards, 
with distinctions for building heights and certain uses.  

 Local Business: C-1 

 Commercial District: C-2 

 Community Business: C-3 

The code is written to identify uses that are not allowed in the C-1;  and C-2 and C-3 are written that list what uses 
are allowed. It appears that the Local Business District (C-1) provides the basis for most commercial uses in the 
city; any use in this district is also permitted in the Commercial District (C-2) . The Community Business (C-3) 
district is mostly focused on blocks and parcels in the downtown area and includes a more narrow range of uses. 
All of the commercial districts allow some type of residential use and appear to rely on bulk standards based in the 
Residence (clarified to refer to the current R2 District) and Multiple Dwelling (the R-5 District) districts. 
 
Conditional uses are coded in Article VI; we will provide an additional analysis just focused on conditional uses. 
 
Local Business C-1 
Despite its title this district regulates a broad range of uses throughout the city and also provides the basis for 
allowed uses in the Commercial district (C-2). The title, which dates back to the 1938 code, may have regulated 
smaller size commercial parcels and allowed uses more related to neighborhoods in the city at a point in history. 
Among the dimensional standards are references to ‘outer’ and ‘inner’ courts, a very specific outdoor space that 
we have not found a local example of from our current analysis.  
 
Commercial District C-2 
This district functions as the general and ‘highway’ commercial district throughout the city and as such regulates a 
wide range of commercial buildings from enclosed malls to small franchise operations to less intensive uses 
surrounding the downtown core. It regulates large commercial areas like Valley View Mall, in -line and shopping 
center uses along Hwy 53, commercial uses along Hwy 61 and a number of blocks and partial blocks surrounding 
the downtown core. The language, unlike language in the C-1 district, defines uses that are allowed Like the Local 
Business District, C-2 defines regulations for ‘outer’ and ‘inner’ courts as well as residential uses.  
 
Community Business C-3 
This district is mainly concentrated on the downtown core that is defined by walkable streets, urban storefronts, on-
street and structured parking as well as a mix of uses including historic districts and properties. 
 
Page 41 of the code under ‘Vision Clearance’ refers to properties in the Central Business District (capitalized) and 
defines a specific boundary (Cameron Ave, Mississippi River, La Crosse St and Sevent St) but there is no Central 
Business District in the code or zoning map. This appears to be a generic reference but it’s capitalized spelling is 
confusing. 
 
Industrial 
There are two industrial districts, Light M-1 and Heavy M-2, both of which operate from a similar set of uses. Both 
of these districts declare particular uses that are not allowed as a distinction for what is allowed. The Heavy 
Industrial district includes a majority of the land mapped; Light Industrial zoning tends to be smaller lots and 
parcels in discrete locations. 
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Other Districts 

 Public utility (Sec. 115-154) – a very few specific locations 

 Parking (Sec. 115-155) – mainly focused on downtown but this district is not mapped 

 Planned Development (Sec. 115-156) – strategic locations throughout the city that requires a minimum 2 

acre site; a recent example is the River North development. 

 Public and Semi-Public (Sec. 115-157) -large parts of the city are zoned including the airport and parts of 

Barron Island. 

 Conservancy (Sec. 115-158) – this district covers one of the largest land areas of the city including 

wetlands, marshes, lakes, waterways and bluffs. 

 Traditional Neighborhood Development (Sec. 115-403) – this district is located in Article VII Supplement 

Regulations and regulates compact traditional mixed use development pattern. This is no minimum 

acreage for this district and no requirements for lot dimensional standards. 

Overlay Districts (Article V)  

 Neighborhood Center (Sec. 15-185) – there is one district defined in the code for this overlay, located in 

the Logan Northside neighborhood but it is not officially mapped. 

 Floodplain (Div. 2: Sec. 115-207)  

 Historic Zoning Overlay (Div. 3: Sec 115-313) – contains an abundance of requirements  and regulations 

related to the city’s historic districts and properties. Design standards are very specific about renovation, 

rehabilitation and demolition for each historic district. 
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Attachments 
Attachment 2.1 - Summary Table of Dimensional Standards (in-progress)  
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Attachment 2.2 Historic Zoning Map 
Attached is part of the zoning map from 1938 that shows the very simple zoning organization of industrial, 
commercial, multi-family and single family zoning districts. This simplistic approach may have some benefits as we 
continue to consider regulations and how best to apply them. 
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Chapter 113 Subdivisions 
The Subdivisions chapter covers 23 pages spelled out over four Articles: 

 Article I, In General  – includes definitions, purpose, intent, compliance, jurisdiction, improvements, fees 

and a few other administrative rules; 

 Article II, Platting – includes Div. 1 Generally, Div. 2 Preliminary Plats, Div. 3 Final Plats;  

 Article III, Design Standards – includes street arrangement, street design standards, blocks, lots, 

easements, public open space, etc; 

 Article IV Required Improvements – includes grading, surfaces, curb & gutter, sidewalks, stormwater, other 

utilities, etc. 

Some highlights: 

 Cul de sac streets to be no less than 500 ft long. 

 A reference to ‘green complete streets’;  must be reviewed by City Traffic Engineer, City Engineer, City 

Planner and approved by the Board of Public Works prior to any preliminary or final plat. More detail is 

found in Chapter 40 Street and Sidewalks. 

 Blocks shall not be less than 500 ft long and no longer than 1200 ft long (with exceptions) (as an example 

the Riverpoint North Planned Development District street and block layout do not meet these standards 

and this may also conflict with the purpose and intent of the TND ordinance). 

 Mid block crossings are required for a street if over 900 ft in length 

 Regarding access every lot shall not be less than 60 ft wide and lot depth should not be less than 100 ft. 

 Street names must refer to the use of  ‘courts’, ‘places’ or ‘lanes’ in certain conditions. 

 Local Residential Streets shall have a pavement width of 36 ft. 

 Street trees shall be planted at least one per every 50 ft  on all streets to be dedicated. 

 Reference is made to ‘Confluence The La Crosse Comprehensive Plan’ (Dec. 2002). 

 Plat shall be prepared on tracing cloth or paper of good quality – state statutes (WI 236.12) refer to 

submitting an electronic copy. 
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Built Form Study  |  Plate 1: Logan Northside - George St Commercial 

NDC Framework: Neighborhood Built Form Examples Urban PaƩern 

· ExisƟng zoning: C1 Local Business 
· Character area: small scale neighborhood 

retail street embedded in predominant tra-
diƟonal residenƟal paƩern 

· Key intersecƟon: George & GilleƩe 
· Parcel paƩern: incremental, small lot typi-

cally alley loaded; some curb cuts from 
George; common residenƟal lots are 50 
feet wide; some residenƟal lots measure 
30 feet wide 

· Scale: 1 and 2 story retail  and residenƟal 
buildings; commercial buildings tend to 
have flat roofs and transparent shopfronts 

· Yards: Zero lot line for commercial struc-
tures; shallow setback for residenƟal along 
George 

· Parking: several surface lots front onto 
George 

· Materials: brick, stucco, lap siding—vinyl 
and wood 

· Street: 64 foot ROW; curb and guƩer with 
sidewalk back of curb; narrow grassed 
boulevards here and there 

· Alley: 20 Ō ROW, paved concrete typ. 
 

Notes 
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City of La Crosse, Wisconsin

UPDATE 
Page 1 of 1 

UPDATE  A Review of MSA’s Commitment to Your Community

PROJECT TEAM: 
Claire Stickler, Project Manager MSA Professional Services  
cstickler@msa-ps.com 

Emily Soderberg, Engagement Manager MSA Professional 
Services esoderberg@msa-ps.com 

Mike Lamb, Mike Lamb Consulting mlambnet@gmail.com 

DATE: 
February 26, 2025 

LA CROSSE ZONING AND SUBDIVISION CODE UPDATE 

Overview 
The project team has started the existing conditions analysis. This covers a review of existing City 
plans and policies, as well as an analysis of the existing code.  

The project had its first engagement push on the Forward La Crosse website. River Travel Media 
saw great engagement with the post. There was an excellent open rate, engagement, and click-
throughs, and an increase in web traffic to the site. The next pushes will include zoning 101 
content to start educating the community about the importance of zoning and this update.  

The engagement team is still collaborating with Habitat for Humanity and will have two scheduled 
events, during housing week. They are scheduled for 12-1 on April 30th and 5pm-6pm on May 1st. In-
between those scheduled events we are planning on hosting some pop-up events around town, and 
having stakeholder discussions. More information to come on the programming of the events.   

Attached for the commissions review is a short summary of the existing conditions review and a 
diagnostic summary of the residential zoning districts.  

Project Next Steps 
• Finalize zoning 101 content for public engagement pushes.
• Finalize community survey
• Continuation of Existing Conditions Analysis
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Memo 1 
  

 

 To: City of La Crosse 

 From: MSA Zoning Code team 

 Subject: Existing Conditions Analysis Summary 

 Date: February 26, 2025 
     
The City of La Crosse has several plans with goals and policies pertaining to zoning. Our analysis of these plans 
allows us to ensure continuity between policy plans and the code. This memo provides a very brief summary of our 
analysis of the 2040 Comprehensive Plan, Imagine 2040 La Crosse Downtown Plan, and the 2024 Housing Study. 
 
The Comprehensive Plan outlines the importance of aligning the updated code with the Future Land Use 
(Neighborhood, Districts, Corridors) Map. The NDC organizes the City into a mix of uses rather than isolated land 
uses, which opens the opportunity for this code update to integrate form based sections. The form-based approach 
focuses on the physical relationship of development as the existing built form and how it interacts with the public.  
 
There were several elements of the comprehensive plan that had recommendations relevant to the code update. 

1. Environmental 
a. Urban Agriculture and having code amendments that allow for community gardens, local food 

production and urban farming.  
b. Wellhead protection and code amendments for setbacks 
c. Stormwater Management and Impervious Surface Coverage – amending ordinances 

decrease allowed impervious coverage. 
d. Shoreland and Floodplain regulation updates to align with State Statute.  

2. Historic Preservation (also a big theme in the Imagine 2040 La Crosse Downtown Plan)  
a. Update ordinances to prevent demolition and establish design standards to integrate new 

construction in those areas. 
b. “the maintenance and care of older buildings should continue to remain a priority for 

preserving the history of La Crosse” – Community Engagement from Imagine 2040 La 
Crosse Downtown Plan 

3. Housing 
a. Affordability 
b. Infill Development (also theme in Imagine 2040 La Crosse Downtown Plan) 

i. Surface lot re-use 
ii. Neighborhood infill 
iii. Allow for mix of housing types 

c. Property conditions 

The City of La Crosse Housing Study from 2024 also outlines several very specific code updates, and provides 
great direction. In summary. 

1. Allowing two-unit homes by right in R-1 and amend the # of bedrooms rule. 
2. Provide a better understanding in the code of what mix use is and allow them by right in commercial 

and high density areas.  
3. Provide clearer language in the code update. 
4. Reduce minimum lot sizes in R-1, R-2, R-3  
5. Reduce residential parking to one space per unit 
6. Allow more options for Accessory Dwelling Units.  
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Memo 2 
  

 

 To: City of La Crosse 

 From: MSA Zoning Code team 

 Subject: Diagnostic Summary: Residential Zoning Districts 

  (Commercial, Industrial and Subdivision review pending) 

 Date: February 21, 2025 
     
 

The La Crosse Zoning Code is found in Chapter 115 of the Municipal Code and is defined by seven articles and 
contains the following: 
• A total of 211 pages 
• 21 districts and 2 overlay districts 
• Definitions, penalties, administration, appeals and amendments are found in Articles I and II 
• District regulations are found in Article IV; dimensional standards that apply for each district begin on page 

26. 
• Overlay regulations are defined in Article V.  
• Generally, urban standards (and dimensional requirements) are written out in extended sentences and are 

often difficult to follow. 
• It seems, in general, that most of the residential districts share dimensional standards and regulations 

subject to different time periods, going back to the 1938 edition of the code. 
• The word ‘special’ is used in the title for the R-3 and R-6 districts but it isn’t clear exactly what this means or 

designates. 

A high level review of the R districts follows; titles are spelled out as they appear in the body of the code. 
 
Agriculture and Exclusive Agriculture Districts 
The code includes an AG district and an Exclusive AG district. The AG district’s purpose is to act as a preserve for 
future urban development. The Exclusive AG district is intended to preserve lands for food and fiber production. 
 
R1 District 
Unlike the AG and EX AG districts, the R1 district does not include a direct purpose statement. The R1 Single Family 
district does allow two-family dwellings provided they were in existence on September 13, 1984 with an odd 
requirement that a new two family dwelling can replace an existing two family dwelling if it is limited to 2 bedrooms 
in each unit; no additional bedrooms can be added I any case. 
 
There is no direct mention of lot area and dimensional standards except for the reference to the ‘Residence District’ 
(this is a reference to the 1938 zoning code which included two residential districts: Residence and Multiple Dwelling) 
- apparently this is assumed to refer to the R2 District and these standards apply to R1. 
 
Language and requirements like this this will need to be resolved regarding the uses in the R1 district: 

° Two or more family dwellings provided that such were in existence on April 10, 1997, have not 
discontinued the number of dwelling units for a period of 12 months or more, and are located within the 
area bounded by 9th Street-Farnam Street-east-west alley north of Green Bay Street-West Avenue, and 
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provided further that such two or more family dwellings may be replaced by another two or more family 
dwellings as long as such replacement shall not contain more units or bedrooms than existed on April 10, 
1997 and other applicable building and zoning code requirements for the R-1 District are met.  

R2 District 
Like the R1 District, the R2 District does not have a specific purpose statement. It allows two family dwellings but 
only if they contain no more than three bedrooms per unit. It allows churches that were in existence on August 10, 
1989. As in other districts, language makes multiple references to specific dates in time that provide a threshold for 
permitted uses. 
 
Language and requirements like this this will need to be resolved regarding the uses in the R1 district: 

° The side yard regulations in subsections (3)a. and b. of this section shall apply to all lots including corner 
lots, except that in the case of a reversed corner lot which faces intersecting streets, the side yard on the 
street side of such reversed corner lot shall have a width of not less than 50 percent of the front yard depth 
required on the lots in the rear of such reversed corner lot, and no accessory building on such reversed corner 
lot shall project beyond the front building line of the lots in the rear of such reversed corner lot; provided, 
however, that this regulation for reversed corner lots shall not have the effect of reducing the buildable 
width for the main building to less than 26 feet, or for an accessory building to less than 20 feet, on any lot 
of record August 27, 1938.  

 
R3 Special Residence District 
This district is meant to allow single family, two-family and up to four or more dwellings provided they were in 
existence on April 10, 1997. Lot and dimensional standards are the same or similar to R1 and R2. 
 
Standards for yards are laboriously overwritten (similar to R1 and R2) and difficult to interpret in a single reading. 
These will benefit from summary and simplification: 

a. On every lot in the Special Residence District, there shall be two side yards, one on each side of the 
building, and except as hereinafter provided, neither of such side yards shall be less than six feet in 
width, and provided further that for any main building other than a one-family dwelling neither of such 
side yards shall be less than seven feet in width, except that lots occupied by each attached dwelling 
unit which is located within a single structure, which is attached along a lot line which is approximately 
perpendicular to the street right-of-way line, shall not be required to meet this requirement other than 
the outer side yards of the structure in which the two attached dwelling units are located shall not be 
less than seven feet in width.  

b. On any lot having a width of less than 44 feet, and of record on August 27, 1938, the width of no side 
yard shall be less than that heretofore prescribed less one-fourth foot for each foot said lot is less than 
44 feet in width; provided further, however, that no side yard shall be less than four feet in width in any 
case.  

c. The side yard regulations in subsections (2)a and b of this section shall apply to all lots including corner 
lots, except that in the case of a reversed corner lot which faces intersecting streets, the side yard on 
the street side of such reversed corner lot shall have a width of not less than 50 percent of the front yard 
depth required on the lots in the rear of such reversed corner lot, and no accessory building on such 
reversed corner lot shall project beyond the front building line of the lots in the rear of such reversed 
corner lot; provided, however, that this regulation for reversed corner lots shall not have the effect of 
reducing the buildable width for the main building to less than 26 feet, or for an accessory building to 
less than 20 feet, on any lot of record August 27, 1938.  

 
Low Density Multiple Dwelling District (R4) 
This district is shown as the R4 district on the map but is not titled as that in the body of the code and allows multiple 
dwelling buildings that contain more than 4 units. Similar to the other R districts language and standards regarding 
lot area and yards are very overwritten and can benefit from simplification and more direct language. 
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Multiple Dwelling District (R5) 
This district is “nested” into the R4 and thus any use allowed in R4 is permitted in this district. Uses include boarding 
house, room houses, fraternities and sororities (occupied by less than 6 persons). Height is allowed up to 55 feet and 
may exceed this per section 115-390 (Art. VII Supplemental Regulations). 
 
R-6 Special Multiple Dwelling District 
This district is “nested” into the R5 and thus any use allowed in R5 is permitted in this district. Uses include boarding 
house, room houses, fraternities and sororities (occupied by less than 6 persons). Height is allowed up to 55 feet and 
may exceed this per section 115-390 (Art. VII Supplemental Regulations). 
 
Washburn Neighborhood District (R-7)  
The purpose of the district is to encourage people to work and live in the City of La Crosse and will encourage single 
family dwellings. The district standards and regulations are “nested” in the R1 district (but excludes section 114-
142(a) (10). A unique condition in this district is the requirement of Architectural Control that is to encourage physical 
development to a higher degree of aesthetic satisfaction per approval of the Design Review Board. 
 
Map Diagrams 
In a separate document we reviewed lot sizes for R-1, R-2, R-3 and the Washburn zoning districts based on the 
threshold of 5000 sf, lots that fall between 5000 -7200 sf and lots over 7200 sf. Lots under 5000 sf are shown in red 
and based on how the districts are defined many of these lots, we assume, were platted in 1938 or earlier so are not 
technically nonconforming. Nevertheless there is a distinct pattern (and a significant number) of smaller lots that 
seem to be functioning well today. More analysis is needed which will help determine how best to define appropriate 
standards. 
 
R-1  = 10,833 Parcels 
>7,200 sqft = 4,878 Parcels (45%)  
5,000-7,200 sqft = 4,454 Parcels (41%)  
<5,000 sqft = 1,501 Parcels (13.9%) 
 
R-2  = 1,298 Parcels 
>7,200 sqft = 504 Parcels (38.8%) 
5,000-7,200 sqft = 522 Parcels (40.2%) 
<5,000 sqft = 272 Parcels (20.9%) 
 
R-3 = 4 Parcels 
>7,200 sqft = 1 Parcel (25%) 
5,000-7,200 sqft = 2 Parcels (50%)  
<5,000 sqft = 1 Parcel (25%)  
 
Washburn Neighborhood District = 451 Parcels 
>7,200 sqft = 185 Parcels (41%)  
5,000-7,200 sqft = 111 Parcels (24.6%)  
<5,000 sqft = 155 Parcels (34.4%) 
 
Attachments 
Attachment 2.1 - Summary Table of Dimensional Standards 
 
Attachment 2.2 Historic Zoning Map 
Also attached as a zoning map from 1938 that shows the very simple zoning organization of industrial, commercial, 
multi-family and single family zoning districts. This simplistic approach may have some benefits as we continue to 
consider regulations and how best to apply them. 
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Attachment 2.1: Summary of Dimensional Standards
AG EX AG R1 R2 R3 R4 R5 R6 Washburn

lot area 7200 35ac

before 1938 less than: 5000sf 5000sf 5000sf 5000 sf 5000 sf 5000 sf 5000sf 5000sf

between 1938 & 1966: 5000+sf 5000+sf 5000+sf 5000+ sf 5000 sf 5000+ sf 5000+sf 5000+sf

after 1966: 7200sf 7200sf 7200sf 7200 sf 7200 sf 7200 sf 7200 sf 7200sf

other 20,000sf

lot area per per family 1800 sf/unit 1800sf/unit 1500sf/unit 400sf/unit

front yard 25 fyt 25 ft 25 ft 20 ft 20ft 15 ft 25 ft

side yard 6 ft 6 ft 6 ft 6 ft 6 ft 6 ft 6 ft 6 ft

lots as of 1938 or before 4 ft 4 ft 4 ft

rear yard 6 ft 20% depth 20% depth 20 % depth 20% depth 20% depth 20% depth 20% depth

max. height 35 ft 35 ft 35 ft 35 ft 35 ft 55 ft 100 ft 35 ft

max. height, other 2x fr nearest 55ft

lot line

public street frontage min 30 ft none min. 30 ft min. 30 ft min 30 ft none min 30 st min 30 ft min 30 ft

court width not to exceed 24 ft 24 ft

architectural control Design Rev Bd.
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AƩachment 2.2: Excerpt from 1938 Zoning Map 
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Summary of lot standards
AG EX AG R1 R2 R3 R4 R5 R6 Washburn

lot area 7200 35ac

before 1938 less than: 5000sf 5000sf 5000sf 5000 sf 5000 sf 5000 sf 5000sf 5000sf

between 1938 & 1966: 5000+sf 5000+sf 5000+sf 5000+ sf 5000 sf 5000+ sf 5000+sf 5000+sf

after 1966: 7200sf 7200sf 7200sf 7200 sf 7200 sf 7200 sf 7200 sf 7200sf

other 20,000sf

lot area per per family 1800 sf/unit 1800sf/unit 1500sf/unit 400sf/unit

front yard 25 fyt 25 ft 25 ft 20 ft 20ft 15 ft 25 ft

side yard 6 ft 6 ft 6 ft 6 ft 6 ft 6 ft 6 ft 6 ft

lots as of 1938 or before 4 ft 4 ft 4 ft

rear yard 6 ft 20% depth 20% depth 20 % depth 20% depth 20% depth 20% depth 20% depth

max. height Mf district 35 ft 35 ft 35 ft 35 ft 35 ft 55 ft 100 ft 35 ft

max. height, other 2x fr nearest 55ft

lot line

public street frontage min 30 ft none min. 30 ft min. 30 ft min 30 ft none min 30 st min 30 ft min 30 ft

court width not to exceed 24 ft 24 ft

architectural control Design Rev Bd.
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Study Guide 

Notes 

…………………………………………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………………………………...........
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................

IntroducƟon 

Use this study guide to help organize the infor-
maƟon, analysis and steps to beƩer understand the 
content of the zoning code and subdivision regula-
Ɵons including exisƟng condiƟons, code diagnosƟcs, 
applicable plans and policies, built form and charac-
ter analysis. Below is the general process for how 
the code and subdivision regulaƟons will be updated 
based on direcƟon and input from community stake-
holders, staff comments and guidance from the City 
Plan Commission. 

Topics to Review 

1) Memo 1 - CondiƟons & Plans 

2) Memo 2 - District Summaries & Subdivisions 

3) Built Form Study 

4) Character Areas 

5) Downtown Character Areas 

6) Lot Size Study 

7) Memo 3—AdministraƟon 

8) Approval Flowchart Diagrams 
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…………………………………………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………………………………...........
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................

Memo 1:  ExisƟng CondiƟons 

a) 2040 Comprehensive Plan 

b) 2024 Housing Study Summary  

c) Analysis to Impediments to Fair Housing Choice 

d) Imagine 2040 Downtown Plan 

e) History of Variances 

f) History of CondiƟonal Use Permits 

g) Other adopted plans & policies 

PopulaƟon informaƟon from the Comp Plan: 

· PopulaƟon is projected to moderately increase from 
50,869 (2021) to 53,480 (2050) 

· As of Jan 1, 2024 the populaƟon was 52,115 (WI De-
partment of Admin. EsƟmate)  

 

ResidenƟal land use makes up about 19% of the total land 
area in the City. ResidenƟal definiƟons from the Comp 
Plan (p. 32): 

· Low-Density ResidenƟal—mostly one-two story sin-
gle-family structures but may also include two- and 
three-unit dwellings; other housing types such as 
townhomes and rowhomes may be compaƟble, espe-
cially if developed to fit a single-family mold  

· Medium Density ResidenƟal -  may include a variety 
of housing types including townhomes, rowhomes, 
small mulƟ-family buildings, and large mulƟ family 
buildings of two-four stories 

· High-Density ResidenƟal - includes mulƟ-family units 
in structures taller than three stories; interconnected 
within surrounding neighborhoods and as well as 
near major streets connecƟons and employment/
commercial areas. 

!/? 

!/? 

· What are the key policies from the Comp Plan driving 
the zoning and subdivision updates? 

· Review the Housing Study recommendaƟons relaƟve 
to zoning code content. 
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…………………………………………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………………………………...........
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................

!/? Land Use and Zoning matrix from the Comp Plan (p. 69) 
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…………………………………………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………………………………...........
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................

Memo 2:  DiagnosƟc Summary 

a) IntroducƟon 

b) ResidenƟal Districts 

c) ResidenƟal Map Diagrams 

d) Commercial Districts 

e) Industrial Districts 

f) Overlay & Other Districts 

g) Summary Dimensional Standards Table 

h) Historic Zoning Map 

i) Chapter 113 Subdivisions 

 

!/? 
· ResidenƟal neighborhood boundaries are 

shown in yellow at right. The Logan Northside 
and Lower Northside neighborhoods (a) con-
tain a more consistent low density, detached 
residenƟal paƩern. Neighborhoods in the cen-
tral part of the city (e.g., Downtown, 
Grandview-Emerson, Washburn, Weigent-
Hogan, Powell-Poage-Hamilton and Holy Trini-
ty-Longfellow) include a similar street and 
block paƩern  but contain more corridors and 
districts that tend to support greater density 
and diversity with housing, related uses and 
development changes. 

a 

a 

b 

b b 

b 

b 

b 

179



Study Guide 

Notes 

…………………………………………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………………………………...........
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................

Built Form Study* 

a) 18 Neighborhoods 

b) 12 Districts 

c) 5 Corridors 

*based on the NDC Framework as defined in 
the Comp Plan 

Typical single family lot arrangement and built paƩern 

!/? 
· Compare the built form study characterisƟcs 

of the various neighborhoods to confirm 
physical form paƩerns for neighborhood 
scale residenƟal and commercial uses.  

· Should changes to urban and dimensional 
standards recognize and respond to the local 
context and character? 
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…………………………………………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………………………………...........
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................

Character Areas  

a) North Area 

b) East Area 

c) Central Area 

d) South Area 1 & 2 

 

!/? 

· Areas adjacent to a  number of 
districts include “district orbits” , 
areas that tend to aƩract interest, 
investment and influence that 
may be less compaƟble with es-
tablished neighborhood charac-
ter. 

· Do these areas need addiƟonal 
standards and regulaƟons relaƟve 
to scale, density and physical form 
(e.g., the residenƟal areas west, 
south and east of the UW cam-
pus)? 

181



Study Guide 

Notes 

…………………………………………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………………………………...........
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................
...............................................................................................................................................................................

Downtown Character Areas  

a) Downtown Area 

b) Core 

c) Main Street 

!/? 
· Note disƟncƟons between the “main street” area and the larger downtown 

boundary. 

· Some new development have included parking on the ground floor (within the 
building envelope) fronƟng the pedestrian public realm. Should this condiƟon be 
differenƟated in the “main street” area vs. other areas of downtown. 
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Approval Process Diagrams: Variance ( Board of Zoning Appeals) 
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Approval Process Diagrams: CondiƟonal Use Permit 
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Approval Process Diagrams: Zoning Amendment (Rezoning) 
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Approval Process Diagrams: Request for ExempƟon to Design Standards 
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Zoning & Subdivision Code Update

WELCOME  TO

Feel free to chat with City staff 
and the project team, explore the 
interactive table, get creative with 
the coloring sheets, take the survey,
and connect with your neighbors!

www.forwardlacrosse.org
To learn more & get involved, visit:

 Agenda

Attachments:
• Built Form Study_Districts.042825.pdf 
• Built Form Study_Neighborhoods.042825.pdf 
• Built Form Study_Corridors.042825.pdf 
• Character Areas Defined.042825.pdf 
• Downtown Character Areas.042825.pdf 
• Zoning 101_23Apr_compressed.042825.pdf 
• Zoning Code Update Memo V2 3-31-2025 
• DRAFT Zoning Code Update Survey #1 3-31-2025
• DRAFT Zoning 101 Presentation 3-31-2025 
• DRAFT Built Form Plate George St 3-31-2025 
• Zoning Code Update Memo V1 3-3-2025 
• Summary of Residential Lot Standards 3-3-2025 
• 1950 Zoning Map 3-3-2025

a. Introduction & April recap
b. Scope, Schedule & Progress
c. Update Process
d. Study Guide
e. General Ideas: Residential, Commercial & Industrial
f. Next steps
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Zoning & Subdivision Code Update

WELCOME  TO

Feel free to chat with City staff 
and the project team, explore the 
interactive table, get creative with 
the coloring sheets, take the survey,
and connect with your neighbors!

www.forwardlacrosse.org
To learn more & get involved, visit:

Comprehensive Plan - NDC Framework 

Built Form Study  |  Districts
Based on the Comprehensive Plan NDC framework, the Built 
Form Study samples the typical development pattern for each 
of the neighborhoods, districts and corridors as identified in the 
comp plan to better understand the physical dimensions of 
building type, site plan, street frontage and block pattern as 
well as other conditions.

Districts
D-1 thru D-12
D-1 Airport and D-12 Valley View Mall not included
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Zoning & Subdivision Code Update

WELCOME  TO

Feel free to chat with City staff 
and the project team, explore the 
interactive table, get creative with 
the coloring sheets, take the survey,
and connect with your neighbors!

www.forwardlacrosse.org
To learn more & get involved, visit:

NDC Framework  >>>  Built Form Study 

Built Form Study  |  Districts
Based on the Comprehensive Plan NDC framework, the Built 
Form Study samples the typical development pattern for each 
of the neighborhoods, districts and corridors as identified in the 
comp plan to better understand the physical dimensions of 
building type, site plan, street frontage and block pattern as 
well as other conditions.

Districts
D-1 thru D-12
D-1 Airport and D-12 Valley View Mall not included

The Built Form Study:
• samples the typical 

development pattern for each 
of the neighborhoods, districts 
and corridors

• better understand the physical 
dimensions of building type, 
site plan, street frontage and 
block pattern as well as other 
conditions.

18 Neighborhoods

12 Districts

5 Corridors
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General Character Areas
Map Key

CMX

IL
L

Character Areas
TN – Traditional Neighborhood
TNV – Traditional Neighborhood Varied
TSS – Traditional Shopping Street
CN – Contemporary Neighborhood
UMX – Urban Mixed Residential
MN – Modular Neighborhood
CMX – Corridor Mixed
CSF – Commercial Small Format
CLF – Commercial Large Format
C/E/M – Campus/Ed./Med.
DT- Downtown
DC- Downtown Core/Main Street
ISL – Industrial Small Lot
ILL – Industrial Large Lot
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General Character Areas

CMX

IL
L
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Zoning & Subdivision Code Update

WELCOME  TO

Feel free to chat with City staff 
and the project team, explore the 
interactive table, get creative with 
the coloring sheets, take the survey,
and connect with your neighbors!

www.forwardlacrosse.org
To learn more & get involved, visit:

Scope, Schedule & Progress 
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WELCOME  TO

Feel free to chat with City staff 
and the project team, explore the 
interactive table, get creative with 
the coloring sheets, take the survey,
and connect with your neighbors!

www.forwardlacrosse.org
To learn more & get involved, visit:

Process 

Existing 
Conditions

Plans & Policies

Built Form Study

Character Areas

Downtown 
Character Area

Lot Analysis

Existing Zoning 
Districts

Zoning Map

Allowed Uses

Urban Standards

Design 
Standards

Variances, 
CUP’s & 
Changes

Review & Diagnostic Engagement

Staff Issues & 
Comments

Stakeholder 
Responses

Surveys

Interviews & 
Focus Groups

Neighborhood & 
Stakeholder 

Meetings

Recommendations

Code Approach

Annotated Outline

Draft Document

Zoning

Signs

SubdivisionsResidential Districts

Commercial/MXD

Industrial

Other Districts
Administration & 

Approvals

City Plan 
Commission 

City Plan 
Commission 

City Plan 
Commission 

City Plan 
Commission 

Adopt

Public Hearing

City Plan 
Commission

Common Council

Public Hearing

City Plan 
Commission 

City Plan 
Commission 

Common 
Council 

Public Open 
House
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General Ideas for Districts: Residential

CMX

IL
L

• Residential neighborhood boundaries are 
shown in yellow at right

•  (a) The Logan Northside and Lower 
Northside neighborhoods contain a more 
consistent low density, detached residential 
pattern

• (b) Neighborhoods in the central part of the 
city (e.g., Downtown, Grandview-Emerson, 
Washburn, Weigent-Hogan, 
Powell-Poage-Hamilton and Holy 
Trinity-Longfellow) include more corridors 
and districts that tend to influence greater 
housing development changes, density and 
diversity

• (c) Typical large lot, single family zoning 
would pretty much remain as is

 

a

a

b b
b

b b
b c

c

c
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General Ideas for Districts: Residential

CMX

IL
L

Garden District – single unit, detached, larger lots: 10,000 SF 
or more

28,750 SF

29,620 SF
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General Ideas for Districts: Residential

CMX

IL
L

Neighborhood District North – attached, detached & small cluster types, lot range from 2500-7500 
SF

• Building types should respond to the scale and character of the 
neighborhood

• Can include detached types, 2 unit/lot & duplex types.
• Other building types: small residential court, pocket neighborhood, 

attached townhouses and accessory dwelling units.
• Lot size range from 2500 sf to 7500 sf
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General Ideas for Districts: Residential

CMX

IL
L

• Building types should respond to the scale and character of 
the neighborhood

• Building types include: attached, detached units, and 
neighborhood scale multi-family & mixed use buildings 

• Lot size range from 5000 sf

Neighborhood District Central – attached, detached & smaller multi-family types
Neighborhood Mixed Use – range of residential types & small commercial shops
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General Ideas for Districts: Residential

CMX

IL
L

WI Model Ordinance
1.3 Applicability. The traditional neighborhood 
development ordinance is an alternative set of 
standards for development within the 
[City/Village] for new development of [15 acres 
or more] contiguous to existing development, 
redevelopment or infill development of [10 acres 
or more].
 Source: A Model Ordinance for a Traditional 
Neighborhood Development, UW Extension, April 2001

La Crosse Zoning
(b)Applicability.
(1)Traditional Neighborhood Development is for 
lot sizes less than two acres.

Traditional Neighborhood Development District
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General Ideas for Districts: Commercial Corridor & Large Format

CMX

IL
L

Commercial Corridor – auto-oriented pattern 
common to local corridors today; mainly 
commercial/service uses (re: Hwy 14 & Losey 
Blvd)

Urban Corridor/MXD – range of commercial uses & 
larger multi-family units in a walkable pattern; use of 
regulating plan (re: Hwy 53 Plan)
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Zoning & Subdivision Code Update

General Ideas for Districts: Industrial

CMX

IL
L

General Industrial  – addresses most 
industrial/large lots *& large format buildings in 
current use

Crafters & Makers District  – smaller lot industrial, 
assembly, & employment that fits into existing 
neighborhood/corridor character
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Zoning & Subdivision Code Update

Character Area: Downtown – Three Distinct Areas
 

CMX

IL
L

Downtown Area

Core

“Main street”

Three distinct areas 
assume that the zoning 
districts may also be 
more responsive to the 
character of each with 
the “main street” area 
requiring the most 
rigorous standards and 
regulations.
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Downtown “Main Street” - Coding for Frontage

CMX

IL
L

Active building frontage

Surface 
parking

Structured 
parking

“Main Street” district 
would be regulated by 
two frontage types: 
• common entry (A) 
• Shopfront (B) 

Dimensional & 
urban standards 
would use simple 
graphics to 
communicate 
regulations

A B

204



Zoning & Subdivision Code Update

WELCOME  TO

Feel free to chat with City staff 
and the project team, explore the 
interactive table, get creative with 
the coloring sheets, take the survey,
and connect with your neighbors!

www.forwardlacrosse.org
To learn more & get involved, visit:

 Next Steps: July, August…..

Attachments:
• Built Form Study_Districts.042825.pdf 
• Built Form Study_Neighborhoods.042825.pdf 
• Built Form Study_Corridors.042825.pdf 
• Character Areas Defined.042825.pdf 
• Downtown Character Areas.042825.pdf 
• Zoning 101_23Apr_compressed.042825.pdf 
• Zoning Code Update Memo V2 3-31-2025 
• DRAFT Zoning Code Update Survey #1 3-31-2025
• DRAFT Zoning 101 Presentation 3-31-2025 
• DRAFT Built Form Plate George St 3-31-2025 
• Zoning Code Update Memo V1 3-3-2025 
• Summary of Residential Lot Standards 3-3-2025 
• 1950 Zoning Map 3-3-2025

• Engagement – Interviews and Focus Groups
• Compile and summarize survey
• Approach & Recommendations
• Annotated Outline
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WELCOME  TO

Questions & Comments

www.forwardlacrosse.org
To learn more & get involved, visit:
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	File ID: 25-0972
	Caption: Resolution approving a twenty-year lease extension with the J. F. Brennan Company, Inc., for the property located at 300 St Cloud St. and a portion of the property located at 2002 Marco Dr.
	Staff/Department Responsible: Jim Flottmeyer Parks, Recreation, and Forestry
	Requestor: Jim Flottmeyer
	Location: 300 St. Cloud St.
2002 Marco Rd.
	Summary/Purpose: The purpose of this agreement is to lease to Lessee the publicly-owned harbor or wharfing facility and related equipment owned by the City of La Crosse, Wisconsin, located on the Mississippi River, adjacent to Isle La Plume and 300 St. Cloud St located on the Black River. This avails J. F.  Brennan the opportunity to apply for various grants to rebuild the current sheet piles at both locations.

 
	Background: J. R. Brennan has been a longterm lessee at the Isle La Plume property and is requesting the extension to further establish the ability to bring the location up to current standards and increase the capacity. 

The 300 St Cloud St. location was leased to a different entity and after the RFP process, there were two inquiries, the Parks Department concluded that the best use was the one offered by J. F. Brennan.
	Fiscal Impact: Increase in revenue and less taxpayer money going into long term maintenance.
	Staff Recommendation: Staff recommendation is for approval.


