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City of La Crosse Board of Zoning Appeals Variance Application

(To be completed by the applicant)
Name Address Phone # Email

Habtitat for Humanity of the Grealer La Crosse Region, Inc. | 3181 Berlin Drive, La Crosse, WI 54601

Applicant/Agent

Property owner,
if different

Habital for Humanily of Ihe Grealer La Crosse Region, inc | 3181 Berlin Drive, La Crosse, WI 54601 _
Contractor

Tax Parcel Number; 17-30052-100 Property Address: 946 Division Street, La Crosse, WI

Legal Description: The North 69 feet of Lot 6, in Block 7 of Clinton & Rublee's Addition to the City of La Crosse | City of La Crosse

Lot Dimensions and Area: 60 x 70 feet. = 4,200 sq. ft. Zoning District; l/\l{&Sl/! 'ovm f W P—)

A variance is a relaxation of a dimensional or use standard specified in the zoning ordinance. The Board of Zoning Appezals reviews and
decides cases where there is an alleged error in a zoning decision or where a refaxation of the ordinance is sought. The Board is a
quasi-judicial body (meaning it functions like a court) and is not a policy making body and therefore does not have discretionary authority.
The Board's job is not to compromise ordinance provisions for a property owner's convenience but to apply legal criteria provided in state
laws and the local ordinance to a specific factual situation. Variances are meant to be an infrequent remedy where an ordinance imposes
a unique and substantial burden.

The Board may only grant a variance, special exception, or administrative appeal if the applicant provides evidence showing that they
meet all the legal standards for that decision. The burden of proof falls on the applicant, not the Board of Zoning Appeals or the
Zoning Administrator. The legal standards the Board will use to decide on each application are shown below.

STANDARDS FOR USE or AREA VARIANCE

1. The property has a special or unique condition that does not apply to other properties in the area.

2. The proposed variance is not contrary to the public interest and not contrary to the purpose and intent of the zoning
regulation.

3. The special or unique condition of the property creates an unnecessary hardship. If it is a use variance, then the property
must have no reasonable use. If it is an area variance, then the ordinance either unreasonably prevents the use of the
property for a permitted purpose or makes conformity with restrictions unreasonably burdensome.

By signing below, | certify that the information | have provided in this application is true and accurate. | understand that evidence must

be provided showing that the three standards listed above are met-| understand that if one or more of the standards cannot be met, my
appeal for variance must be denied byy’e Board of Zol inﬁppeal’s/
p— —

Signed: (Applicant of Agent): 4 \Ju’u-y';\ _ ‘ Date: \ \ 1[ | V 2023
Signed: {(Owner, if different from applicant)': Date:
7
(To be completed by Building Inspector@ind City Clerk Staff) Va
Application Complete: Yes No Reviewed by: {/./

Application #:__Z_LO 1 q Date Filed: I ’2(0 Filingiee: E5?)00 Date Paid: _| l , 2:@
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City of La Crosse Board of Zoning Appeals Variance Application

Part A: General Information and Alternatives Analysis. (To be completed by the appicam)

1. General Iformation. Please provide the necessary background information needed for the property
where the variance is sought.

a. Current & improvements use of the property:

The land iz currently vacant. Current land use is residentiad.

b. Proposed use of the property and improvements sought:

Habitat proposes the relocation of an existing single-family home that was moved from a lot
across the alley from the address. This lot and home were donated to Habitat by 360 Real
Estate Solutions as part of their C&C Residences project.

The City of La Cresse has also approved CHDO {Cammunity Housing Development
Organization) funds for the property for affordable housing development.

A low-income family has been zelected for this home.

c. Description and date of any prior petition for variance, appeal, or special exception:
Mone

d. Description and location of all nonconforming structures and uses on the property:

The needed placement of 2 very modestly sized single-family home on the site, regardless of
configuration, does not allow for the required 15-foot set back for the rear of the lot.
All ather setbacks can be met This reduced rear setback will not be detrimental to the use of

the property for a family.
The original lot was recorded in 1930 and split into two lots in 1968. The subsequent size of

the lot makes meeting existing set-backs impossible, even for a moderately sized home.
e. Ordinance standard from which variance is being sought (include Municipal Code
citation):
Setback minimum: Sec. 115-148 {d} (3)

Updated 5.2025
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City of La Crosse Board of Zoning Appeals Variance Application

f. Describe the variance that is being requestad:

Habitat is requesting a variance from the minimum rear yard setback and minimum ot size requiremenis.
Each lot measures approximately 60 fest by 70 feet (4,200 squere feet). Due ta the smaller kot
dimensions, it is not possible to previde the required 15-foot rear yard setback while maintaining a
buildable factprint far a modest single-famity home. Habitat is therefore requesting @ variance to reduce
the rear yard setback and minimum lot size to aliow for the construction of a single-family home that is
consistent in size and character with the surmounding neighborhood.

5 ify o for.t} " &
The variance is requested to allow Habitat to relocate a single-family hame on an existing, histarically
developed lot that is smeler than the current minimum lot size requirement. The lot was previously
occupied by a single-family home but is now vacant. Due to their imited depth (appraximately 70 feet),
meeting the required 15-fact rear sethack would make it impoessible to build a reasonably sized home that
meats modemn building standards and accessibility reeds. Granting the vanance wil allow this infll lot to
be redevelaped for affordable hausing, restaring residential use to the neighborhood while maintaining
compatibility with sumounding homes.

If the veriance is not granted, the lots will remain wacant and undevelopabde under current zoning
standards due to their smalf size and shallow depth. This would prevent the reuse of historically residentis!
panzels and fimit the apportunity to provide affordable homeowmnership in an established neighborhood
with existing infrastructure and services. The inability ta build on these lots would result in continued
underutilization of the property, reduce neighborhood vitality, and hinder loeal efforts to create infill
housing and strengthen cermmunity stability.

2. Alternatives. Describe alternatives to your proposal such as other locations, designs, and construction
techniques.
a. Alernatives that comply with existing standards. [f you find such an alternative, you can
move forward with this aption with a regular pesmit. if you reject compliant altematives, pravide
the altemnative(s) and reasons why you rejected them.

Combine the lots inle a single lot and ondy develop ane home.

b. Alternatives that require a lesser variance. If you reject such alternatives, provide the

alternative(s) and reasans why you rejected them.

While tha tawo contiguous lats cauld technically be cormbined to meet curment zoning requirements, daing so wauld
not represent the highast and bast use of the property or afign with the City's housing and nsighborhacd
revitalization: goals. Historically, each lot supported a single-family home, and the surrcunding area is
characterized by similar lot sizas and density. Combining the lats would reduee tha rumber of potential housing
units by half, imiting opportunities for affordable homeownership in 8 reighborhood where developable land is
seare=. Constructing tevo modest. energy-efficient homes on separate lots provides grester community benefis,
supperts infill development, and aligns with the City's goals to increase housing availability and neighborhood
wislity while rmairtaining the existing residential character of the area.

Uipdated 5.2025
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City of La Crosse Board of Zoning Appeals Variance Application

Part B: Three Legal Standards. (To be campleted by the applicant}

To qualify for a variance, applicants must demonstrate that their property meets the three standards.

1. Uniqus Property Limitation.

Unique physical characteristics of the property such as steep slopes of wetlands that are not generally shared
by cther properties must prevent compliance with ordinance requirements. The circumstances or desires of
an applicant (growing family, need for a larger garage, etc.} are not a factor in deciding variances. Nearby
ordinance violations, prior variances, or lack of objections from neighbors do not provide a basis for granting
a variance. Property imitations that prevent ordinance compliance and are common o a number of properties
gshould be addressed by amending the ordinance.

You will be asked whether there exist any unique physical characteristics to your praperty that prevent
compliance with the ordinance. You will be asked to show where these unique physical characteristics are
located on your property by showing the boundaries of these features on a site map. If there is not a unique

property limitation, a variance cannot be granted.
Do unique physical characteristics of your property prevent compliance with the ordinance?

E::] Yes. Where are they located on your property? In addition, please show the boundaries of these
features on the site map that you used to describe altematives you congidered.

The unigue physical characteristics of the property prevent compliance with the cumrent zoning
ordinance. The lot was originally platted in 1930 and combined with another lot in 1968 and has
been nonconforming since its creation, as its total area and depth are smaller than what is now
required by ordinance. Although the lot historically contained a gingle-family home, that structure
was nonconforming and was demolished by 360 Real Estate Solutions as part of the approved
C&C Development project. The City approved the demolition with the understanding that Habitat
for Humanity of the Greater La Crosse Region would develop a new single-family home on the
Iot. The small size and shaliow depth of the lot make it impossible to meet the current 15-foot
rear getback requirement while maintaining a buildable area suitable for a modest single-family
home.

Na. Avarance cannot be granted.

Updated 5.2025
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City of La Crosse Board of Zoning Appeals Variance Application

2. No Harm 1o Public Interest.

A variance may nat be granted which resufts in harm to public interests or undermines the purpose(s) of the
ordinance. In applying this test, the Zoning Board must consider the impacts of the prapasal and the
cumulative impacts of similar prajects on the interests of the neighbors, the entire community, and the general
public. These interests may be listed as objectives in the purpose statement of an ordinance and may include:

Public health, safety. and welfare

Weater quality

Fish and wildiife habitat

Naturaf scenic beairy

Minimization of property damages

Provision of efficiemt pubRc faciliies and utilities

Achievement of eventual compliance for nonconforming uses, structives, and fols
Any other pubfic ikerest issue

. Ordinance Purposs.
THE purpose of e selback requirements m e Gy of La Crosse Zoning ardinance 1S 1o ensure agequate Ight,
air, and cpen space between buildings; to promete public health ard safety; 1o protect the character and
stability of residential neighberhacds:; to provide sufficient space for aceess, utiities, and stomveiater
rnanagemert: and to prevent overerowding of land. These standards help maintein the ordery develapment of
the city and suppart compatibility among adjacent properties.

b. Purpose(s) of Standard from which Variance is Requested.

—ThE PropnSe HabIEr oIES Algr with the puTpase of 1Te Orainance by mamEinimg

neighborhood character, ensuring safe and code-compliant housing, and making productive use
of existing urban lots while respecting light, sir, and open space requirements to the extent
practicable.

Updated 3.2025
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City of La Crosse Board of Zoning Appeals Variance Application

c. Analysis of Impacts.

Describe impacts {e.g., increased runoff. eroding shoreline, etc.) that would result if the variancs
were granted. For the impact(s), describe potential mitigation measures and the extent to which they
reduce the impacts {i.e., completely, somewhat, or marginally). Mitigation measures must address
each impact with reazonable assurance that it will be reduced to an insignificant level in the short
term, long term, and cumufatively.

Short-term impacts are those that cocur through the completion of construction. Long-term impacts
are those that occur after construction iz completed. Cumulative impacts are those that would occur
if a similar variance requested were granted for many properties. After completing the impact
analysis, you will be asked to give your opinion whether granting the variance will harm the public
interest.

{1) Short-tenm Impacts {through the completion of construction):
a. Impact:

None

i. Mitigation measure(s):

ii. Extentto which mitigation reduces project impact:

b. Impact

None~

i. Mitigation measure(s).

ii. Extentto which mitigation reduces project impact:

bis v o e o ——— e

Updated 5.2025
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City of La Crosse Board of Zoning Appeals Variance Application

(2) Long-term Impacts (aﬁsr construction is completed):

a. Impact:

Nane

iii. Mitigation measure(s).

iv. Extent bo which mitigation reduces project impact:

b. Impact:

£ one

"v. Mitigation measure(s):

vi, Extent to which mitigation reduces project impact:

(3) Cumulative Impacts (what would happen if a similar variance request was granted for
many properties?):
c. Impact(s):

Vone

vii.Mitigation measure(s):

viii. Extent to which mitigation reduces project impact:

Will granting the variance harm the public interest?

(0 Yes. Avariance cannot be granted.
[] No. Mitigation measures described above will be implemented to protect the public interest.

Updated 5.2025
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City of La Crosse Board of Zoning Appeals Variance Application

3. Unnecessary Hardship. {To be completzd by the appiican)

The unique property limitation must create the unnecessary hardship. An appiicant may not claim unrecessary hardship because
of canditions that are seffimposed or created by a prior cwmer (for example, excavating a pond on a vacant lot and then arguing
that there is no suitable location for a home). Courts have determined that economic of financial hardship does nol pslify a
variance. When determining whether unnecessary hardship exists, the property as a whole is cangiderad rather than a portion of
the parcel. The property owner bears the bunden of proving unnecessary hardship.

An area variance is a relaxation of fot area, density. height, frontage, setback, cr other dimensional criterion. Unneceasary
hardship exists when compliance would unreasonably prevent the owner from using the property for a permitted
purpose (leaving the property owner without any use that is permitted for the property} or would render conformity with
such restrictions unnecessarily burdensome. The Zoning Board must consider the purpose of the zoning restriction, the zoning
restricion's effect on the praperty, and the short-term, long-term, and cumulative effects of the vaniance on the neighborhood, the
community, and on the public inferests. This standand reflects the Wiscansin Supreme Court decisions in State v. Waushara
County Bd. Of Adjustment, 2004 WI 56; and State ex rel. Ziervoged v. Washington County Bd. of Adjusteent, 2004 W1 23.

A use vanance is a relaxation of the zoring regulation on how the property is fundamentally used. A use variance allews property
in be ullized in a manner not permilted by zoning regulations {i.e., an appropriate adaptive re-use of a schadl or church in @
residential district). Unnecessary hardghip exists only if the property owners show that they would have no reasonable or
viable use of the properiy without the variance. Though nat specifically restricted by statute or case lew, @ USE variance is very
rare hecause of the drastic effects it has an the aeighborhocd, the community, and the public inferests. The Zoning Board must
consider whether the o#ner has no reasonable return if the property is only used for the purpose alfowed in zoning regulation,
whether the pight of the owner is due to unique circurnstances and not merely general conditions in the neighborhood, and
wheter the use sought to be authorized will alter the nature of the locafity. See generally State ex rel. Ziersogel v. Washingion
Coemiy Bd. of Adjustment, 2004 W 23.

Are you applying for an area variance or a use variance?

Area Variance [ | Use Variance [ ]
ks unnecessary hardship present?

]  Yes. Describe (use additional pages if necessary):

Unnecessary hardship is present because sfrict application of the current Zoning
requirements would prevent any reascnable use of the property for its intended and historic
residential purpose. The lot was legally created prior to the adoption of current standards
and has remained nonconforming since 1968. Requiring full compliance with the 15-foct
rear setback would make it impossible to construct a modest single-family home that meets
modern building codes and accessibility standards. Without the variance, the ot would
remain vacant and unusable, creating a hardship that is not seff-imposed. Granting the
variance would allow for the reasonable and historically consistent use of the property while
supporting community goals for irfill development and affordable housing.

] Nao A variance cannot be granted.

Lgdated 5.2025
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City of La Crosse Board of Zoning Appeals Variance Application

Part C: Construction Plans.

In order for the zoning staff to conduct evaluations, the applicant's site map, with a scale of not less than

1” =50, and other exhibits must show the following:

Location of requested variance

Property lines

Ordinary high-water mark

Flood plain and wetland boundaries

Dimensions, locations, and setbacks of

existing and proposed structures

» Utilities, roadways, driveways, off-street
parking areas, and easements

« Existing highway access restrictions and
existing proposed street, side, and rear
yards

» Location and type of erosion control
measures

» Vegetation removal proposed

e Contour lines (2 ft. interval)

Part D: Authorization to Examine

Well and sanitary system

Location and extent of filling/grading

Any other construction related to your
request

Anticipated project start date

Sign locations, dimensions, and other
specifications

Alternatives considered

Location of unique property limitation
Lot comers, lines, and footprints have been
staked out

Abutting street names and alleys
Abutting property and land within 20 feet
Indication of the direction “North”

You must complete and sign the authorization for the City of La Crosse Board of Zoning Appeals and
Building and Inspections to examine the property of the variance request.

| hereby authorize the City of La Crosse Board of Zoning and Appeals and Building and Inspections

to inspect premises.

046 Division Street, La Crosse, WI

at:

(Address where variance is sought)

/

Date: HJ/\I /202")

Signature of Owner: __/ \[/iAa_ <
| e <

"

Updated 5.2025
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City of La Crosse Board of Zoning Appeals Variance Application

Part E: Certification.

The applicant (and owner, if different from applicant) must sign this section in front of a notary and certify that
the application and any additional materials are accurate and do not contain any misrepresentations or
omissions. An unsigned variance application will not be considered.

By signing below, | certify that | have received, reviewed, and completed all the application materials. | further
certify that all my answers herein are true and accurate; | have not made any intentional misrepresentation or
omission. | understand that if | intentionally mlsgp_gs:ented or omitted anything in this application that my
application will be denied, and any variance grénted thereunder may be revoked.

e
-

P /
Signed: (Applicant or Agent): _—7 ‘L’ (i
("7
)
)

*-u—-/ J
County of La Crosse

State of Wisconsin
Personally came before me this ! \ day of M_Pmb() i , 2016

the above named

Date: ‘\ / | \‘/ 2025

uu,uwd-'l}{,utm g: ——

Printed Name: {_ouLren ianT7
My Commission Expires: ¢ /P§ / 2TO ‘-’3\ pUBL\C' -R"

"'fllltll“‘

%7, o3
}2‘\ OF W\SG&
U™
Signed: (Owner, if different from applicant): Date;
State of Wisconsin )
County of La Crosse )
Persaonally came before me this day of ,

the above named
to me known to be the person(s) who executed the foregaing instrument and acknowledged the same.

Printed Name:
My Commission Expires:

Updated 5.2025
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