Townhouse development is likely to be part of upcoming development

River Point District

Project Management Report-February, 2026

JBG Planning LLC



Contents

Project Management Update-February, 2026

Section 1.
A. Monthly activity summary divided into categories; public infrastructure, investor/developer activity, partnerships activity, financial
highlights, design or PDD reviews

Section 2.

A. Analysis of challenges and opportunities narrative

B. Future/existing potential funding solutions and strategies

C. Partnership solutions and strategies

D. Ongoing investor/developer contacts/communications

E. Public/media relations and communications updates

F. Map panel showing investor activity and Architectural Imagery

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

Section 4.
A. Contacts for Residents and Developers

Section 5.
A. 2025 Year End Report



Monthly Construction Activity Summary

War Eagle and The Lofts Under Construction

The Lofts by RyKey on Lot 8 Progress



Monthly Activity Summary

Investor/developer activity

Since last RDA Meeting:

1. Coordination with developers on RFEI response and schedule for lots 11, 12, 1 and 2

2. Coordination with RyKey on Major Employer contacts

2. Coordination with 360 Real Estate on 2025-2026 Schedule and acquisitions

3. Coordination on commercial tenant prospects with developers

5. Coordination on Renter Equity programs and LCF Grant (Grant Awarded) , meetings with housing agencies, ULI coordination underway
6. Contact with interested developer teams onboard lots 1 and 2 including new interest

7. Assistance with land assembly and acquisitions Kraft Street

8.Engaged UW Department and student on health performance metrics and impending study-phase two underway

Option Agreement status:

RyKey Lot 8 Sold

RyKey: -Extension approved for Lot 9 Gateway Commons for 12 months to July, 2025-Extension Granted for 12 months to July, 2026.

360: April 27-April 27, 2024 (12 months)-Approved a 12 month extension to August, 2025-Option Extension granted for 9 months to May, 2026.
Lot 6 Option-Draft complete for MSP-Option for 6 months executed

MSP, Sold and Completed (Ribbon Cutting Spring of 2025)

Red Earth/War Eagle: Closed and under construction

Red Earth, Lots 3 and 4 and 5: 12 month extension approved to September 26, 2025-On Hold

RyKey, Lot 11 Awarded, Lot 12 Pending

Lots 1 and 2 under preliminary consideration

Partnership Activity

JBG Planning LLC has met with the following stakeholders:

 Fielding inquiries from interested investors and future residents-missing middle housing
Field progress photography and coordination on BVisions Videography Project

Energy systems coordination for possible joint parkway-development use

Telephone Inquiries from developer/investors and prospective residents

Ongoing communications with new investor on RFEI land opportunities

Updating Smartsheet database on construction schedule

LCF Grant Award Coordination and update with Community Foundation staff

ULI Spring Meeting coordination




Project Challenges and Opportunities

Analvsis of challenges and opportunities narrative

Challenges:

1. Review with City Engineering/Public Works the implications of infrastructure ownership by the Redevelopment Authority short and long term

2. Unclassified excavation (contaminated soil) is always a potential cost challenge. Soil disposal costs $75/cy at the La Crosse County Landfill. (Depending on
concentration) and organics affecting the costs of footings/piers. Concrete monolith meeting with Braun Intertec.-Also concrete monoltih issues
Anticipate the investment in the relocation and costs of the large electrical distribution line along the Black River frontage.

TIF application review and needs relative to city policy

Timing of projects given external factors such as financial, agency/environmental and supply chain issues including national economic policy impacts
Long Term Landscape Maintenance-Contract Complete

. Construction inflation, tariff impacts, interest rates, external economic factors, financial structures.

Opportunities:

8. Continue to market the development opportunities -RFEI issued and developer communications underway

9. Costs of parks/recreation improvements should be coordinated with grant application opportunities

10.La Crosse Community Foundation Social Investment Interests, Renter Equity Grant

11. Potential for renter equity programs and partnerships

12.Ground or building lease opportunities for RDA (to be discussed on case by case basis)

13.Public Private partnerships for Public Parking and/or programmable interior/exterior community spaces

14.Marina partners/leases

15.Discuss maintenance strategies to keep RPD looking good and possible future NID transition-Possible tie to the marina/slips maintenance program
16.Neighborhood Improvement District

NO O AW

Future/existing potential funding solutions and strategies. See
Smartsheet Funding Resource. Note: As the project is further evaluated, specific funding sources from this resource will be identified and pursued at the discretion of the

RDA. Parks and Recreation improvements are a great candidate for third party funding.

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

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




Investment Phases Map

Anticipated Private Investment Based on Current Option Agreements

LOCKTION WP figmiigims (1| ITTTTTE T 1
i § aliE AR ' : RIVER POINT DISTRICT
i N Y Em N | mm L o o W aAe T AT 1A
B30 AN | : T L e ' -
E i;'si,i,.;;;nf“““‘“"‘*’”% ;: | & | el R Option Agreement status:
A L ASEE O _ki SifauBill : RyKey Lot 8 Sold
Iy SN - — T B i i < A RyKey: -Extension approved for Lot 9 Gateway Commons

00 WAPLE AVT

s \y) War Eagle iS5 e sBibiy’ R N for 12 months to July, 2025-Extension Granted for 12

§15 |38 homan o
.

| ! , — JESREE months to July, 2026.
1\, o 360: April 27-April 27, 2024 (12 months)-Approved a 12
T LSO month extension to August, 2025-Option Extension granted

r | | _SIrarirw | 21 4O POLED, PADA BOXED CR DURED CABIED ART 7O B PLACTD 3UCH
| N i W THAY THE IRATALLATION AL D DISTURS aNY SURVEY STAKE  THF
. 158 44 ) L o= -~ DUETRDANGT OF A GURNTY GTANE DY ANYOME 10 A V OLATION OF S0CTION or mont S to a
mp— .= 9.37 OF WISUONSIN STATUTES y L]
e oUnoT 3 THE SITE FALLS WITHIN JONE AZ. FER FLOCO MNSURAN c RATE WA

| SRR s S Lot 6 Option -MSP Optiopn Pending

“Red.Earth

1
v
\
\
v\
\ \
\ \
lI \

asrect akvaw - SO COUNY
COID MATE NAEM OF MO INE OF TVENE M
OF SDCTION 110t 11 ASSUNES ™2 SOAR AS 342 11ers
VARILAL LA WV AL UN NAVLSe,

JAUSHSS
% 50 e, _

e A N1 9 A ¢ . mees—eee— | MSP, Sold and Completed (Ribbon Cutting Spring of 2025)
S om0 3 EEIEEELANERTSW | Red Earth/War Eagle: Closed and under construction

T NE— . ,éj,i.\ 10 Red Earth, Lots 3 and 4 and 5: 12 month extension approved
. W:m“ %N i |- to September 26, 2025

SCONS/ ’,

:. 5‘:‘.‘\ """""""" ¥, Lots 1, 2, 11 and 12 RFEIl Issued

" KEITHA. W%

NITTW
wrae

\ ) | ~ -
S one 4% Lot 11 awarded to RyKey-6 months to June, 2026
.,‘\ 1 : ) =5 "N 52082 — o awar e o y ey- mon s o une,
A L% deth AN L A o \*.! " e E b ) L /T R owve sevocass mmar o : =
| aow | weoam | [ ] avoe | oeror “+ I e o — e MPRAVRNY TN T 3, X = OSHKOSH Wl - H
- - ~y CRENTY [ »aDvows manmg s -~
i | e st | |t | e strmat 4 . N L P/ T e ?
- I rt | r —r— oy o— Ly ~wiz] | ' //( ..... .-’OQ*\\
) o 23 | C) T A \gie B e = G| | B SR
| rsraw | | cw | mar LY v \ 1w \ X “"l; £ ,, r 'lIJ‘ (R \\
o o 1 WT - pn - MOTE PORTYNA 8 S0 ’ e / : - . "-""“
- TN (3. R . i r‘n ” ' ! "' - .
un © o L el b3 \ \__ OURDT e | . ':'/ ;::;;ou:'::-.v“:.“wu Wl.t\ g/’! 2 IEoee .{"' ‘//- ‘/ )C)
e wot | | v | s AL 1 s \ \" . ; \/ R | ,tf o ‘CT’Q C\—I -t
A | o o TERL By o
2 \
v | e o 2 | e 2w W NT §- & | : |
W " LN N ! # l FVISID THIS MST DAY OF OCIDRER. 922
sy ——— ) 7 ‘ L e ;" DATED ™13 2571 DAY OF CCTODER, 2622
Y 4
/ I
B

¥ J

wr N\ | L ‘ Theere are oe stjections w s Fl wib repeit 0
- — ——- Seon 23615, 25016, 25520 and 23621411 wnd (2),

Win S, o providod by v 204612, Win. Saee

/ e - ". \ . .,' /
oo sumvace .~ - \ A e : Y
" % vy o 1A Crulfnd L
- ’ \ \ (R N / . ¢
Anm d14sarams * —

SE“mwz L0 - m 16495 »
e % Ask Al Assistant aes ‘
PROJECT LACRS #155715 GJ Departanont o Adnvn s raton

Mirrnanft Ohitlanlk

SHEET 1 OF 3




Investment Character Reference-Current Options

EXTERIOR MATERIALS

#1 METAL PANEL - CMG - MATTE BLACK

#2 BRICK VENEER - INTERSTATE BRICK -ARCTIC WHITE
#3 LONGBOARD - LIGHT FIR
#4 ARCHITECTURAL CAST STONE
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2026 Housing and Space Proposed

River Point District, 2026 LOT 10 War Eagle LLC
59 UNITS + 12K Commercial Space
22-1 Bd

Housing Proposed by Parcel 6-1[13drmrT den

Lot 8, RyKey Development: 112 ol

52-1 bdrm

4-2 bdrm

56 Units

LOT 11, Offer Pending

LOT 12 RyKey
Lot 3 and Lot 4, Red Earth LLC 55-60 Luxury Market Rate Units

10,000 sf ial
18 Townhouse Condominium Units ST commercial space

All 3 bdrm units LOT 13 360 Real Estate

Lot 1 and 2-Developer Proposals Pending

21 Units
LOT 5, Red Earth LLC 21 studio units+ 12K Commercial Space
206 UNITS
16-Studio
36-1 bdrm Outlot 5 360 Real Estate
8-1 bdrm + den 92 Units
32-2 bdrm 36 1 bdrm
8 3 bdrm 28 2bdrm
28 Studio

LOT 6-Option Signed with MSP

165-180 Units, 55 and older market rate
Mix Pending

LOT 7, MSP

- 68 1-BEDROOM UNITS

- 32 2-BEDROOM UNITS 963 with more detail to come on Lots 11, 12, 1 and 2.
- 100 UNITS TOTAL

TOWNHOUSES:
- 20 3-BEDROOM UNITS Commercial Space Proposed

Total: 120 UNITS TOTAL ON SITE.

Total Housing Units Proposed as of 01-2026

While we have some preliminary numbers on the mixed use
LOT 9, RyKey Development - .
151 Units+ Commercial Space buildings, the square footages for commercial space are somewhat

;(%32-1b3(rjr:1m and stuo variable as developers negotiatew with potential tenants for build-

8-3 bdrm to-suit space RIVER*LPO'NT

DISTRICT

8 T— S
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Anticipated Development Schedule

2026

2025 2027

Fie Automation  Forms  Conneclions "] RPD Construction Schedules <Y
C e % Gontt - ZFilter Off - =
Task Status Construction Contact Start EncdDate Durat.., NextUp 04 01 02 Q3 04 o 02 03 04 o1 02 03 04
Date QctNowWecJanFetMarApriMavJun Jul AucSerOctNewDacJanFerMarAorMavJun Jul AucSerOctNowDec anFetMatAprMaJun.ul AucSerOctNowac,
- Lot 6-MSP Option Pending Pending 14 Mont N/A '
Expected Construction Commencement 100172¢ 123126 '
Footings :
Framing :
Project Comglete/Occupancy 1
- 360 Real Estate Lot 12 Option 1) Jeremy Novak 8 Month Outlet 5, April, 2 -
Expected Construction Commencement OCM1/25 0628026 i
Footings Q7007/2¢ 0820026 '
Framing 0SMzRe oremT :
Project Comglete/Oocupancy 030827 Q32327 '
- Lot 11 Pending 10 Mont Lots 1 and 2 v
Expected Consinucion Commencement '
Footings '
Framing -
Project Comglete/Oocupancy :
- Lot 12 Pending & Month -
Expected Constructon Commencement ‘
Footings '
Framing i
Project Complete/Occupancy 1
Red Earth Lots 3 and 4 Option () Jake Buswal 14 Mont Lot &, Fall, 2025 5
Expected Construction Commencement 050128 1001125 '
Foctings 100128 1rves 0
Framing oS Ce T !
Prooct Compilate’'Occupancy 08127 Cas0ET -
RyKey Lot 8 Under Constr (1]} | ee Haremza 14 Mont Gateway, Lot 7, '
Expected Construction Commencement M0124 Nnss :
Foctings 11824 0315126 '
Framing Q3INERE 0401126 H
Project Complete'Occupancy 04001726 0531126 ]
- 360 Real Estate Outlot 5-Retall Option 1Y) Jeremy Novak 7 Month '
Expoctod Construction Commencomont 1000828 10023025 H
Footings M0V2E 1201125 -
Framing 121028 0413726 E
Project Comglete/Occupancy 05/08/2¢ 052226 '
= 360 Real Estate Outlot 5-Apartments Option Y Jerenmv Novak 12 Mont '
Expectod Construcion Commencement QANZRE  0426/26 !
Footings 080826  07/08/26 :
Framing 07M2s caieT '
Projoct Comglete/Occupancy QENN2T  08092T -
Lots 1 and 2 Pending :
Expected Construction Commencement '
Foctings ‘
Framing :
Proect Occupancy/Competion .
War Eagle-Lot 10 08K01/26 0531126
Occupancy i

Units Coming Online by Month and Year

Occupancy Project Lot # Units Total Units By
Date Year
- i 120 Total: .
12-2024 MSP Driftless Apartments 7= 1‘_’éaE S ROOM UNITS 2024: .
- 32 2-BEDROOM UNITS 120 Units
- 100 UNITS TOTAL
Spring 2027 360 Real Estate Lot 13 21 Units 2025:
21 studio units+ 12K 21 Units
Commercial Space
October, 2027 Red Earth Condominiums Lots 3 and 18 Townhouse Condominium
4 Units
All 3 bdrm units
06/2026 RyKey The Lofts at River Lot 8 59 Units 2026: 59 Units
Point 56-1 bdrm
3-2 bdrm
06/2026 360 Real Estate QOutlot 5 92 Units 21 Units
36 1 bdrm
28 2bdrm
11/2026 Available Lot 11
07/2027 Available Lot 12 55-60 Luxury Market Rate 2027-60 Units
07/2026 MSP Pending Options Lot 6 RFEI Isued-Optioon 2027 Tent.-180 Units
Awarded
08/2027 RyKey Lot 9 159 Units+ Commercial Space | 2028 Tent.-159 Units
126-1 bdrm and studio
25-2 bdrm
09/2027 Available Lot 1 and 2 | 200 UNITS (ESTIMATED)
Undetermined Mix
09/2027 Red Earth Lot 5 206 UNITS
16-Studio
36-1 bdrm
N/A Undetermined Outlot 1/ Undetermined
McDowell
N/A Undetermined Kraft Street | Undetermined
Aseembly
2026 War Eagle 10 59 2026-59 Units

RIVER+POINT

DISTRICT




Project Metrics

Social, Environmental, Economic and Cultural Outcomes by Project

JBG Planning LLC has developed a tool to assist the RDA in it’s decision making process for both public and private investment within the development.
This tool provides guidance on quantifying project impacts using social, environmental, economic and cultural metrics.
See the Smartsheet tool. Under the Direction of Andrea Trane, JBG Planning has currently engaged UW La Crosse in studying the health impacts/metrics

of the River Point District Development.

Here are some examples of Metrics outlined by various developers proposing investment in River Point District:

1. How does the project relate to social investment in the City

The Merge River Point District development project meets several social sustainable
performance indicators. The project will be a short walking distance of public parks, multiple
greenspace areas, opportunities for water recreation, and will provide easy accessibility to the
public recreation trail system. Throughout the River Point District bike lanes are included on the
master plan which will serve as additional pathways to the above listed destinations. A
designated tenant fitness area within the project which is currently a planned amenity. Lastly, the
main level commercial space will allow for a multiple to socially beneficial businesses a place to
operate.

2. How does the project achieve economic investment in the City

The Merge River Point District development project will increase the number of rentable units
available to new and current residents of La Crosse. The project would have a direct positive
effect on the jobs to housing ratio. Additionally, the ground floor commercial spaces will add
locations for new or relocating businesses. The adding of jobs and housing will only benefit the
future economic growth of La Crosse. Lastly, All Merge projects strive to provide high speed
internet access to all tenants by partnering with local ISP providers.

10

3. How the project achieve environmental metrics in the City

All planned construction will meet and exceed minimum energy efficiency standards. Merge
partners with 3rd pattern consultants to use Focus On Energy initiatives to ensure the highest
level of building efficiencies. These upgrades in building insulation modeling, appliances, and
mechanical systems all work cohesively to lower energy consumption and lower tenant utility
costs. The development will incorporate mindful planning for stormwater runoff. Additional onsite
detention and green spaces help alleviate the burden of added non-permeable surfaces. Adding
new housing opportunities closer to residents' employment will allow for a reduction in
greenhouse emissions.

4. Are there cultural offerings or metrics associated with the project?
The commercial space would be available to any and all potential businesses. These could
include cultural focused companies that could provide additional services to the area.



For Immediate Release

1. Progress-War Eagle, January, 2026
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AppendiXx

PDD General Land Use Map-Newly Revised

2.2 Land Use Diagram
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Appendix

PDD General Land Use Map-Newly Revised

RIVER POINT DISTRICT

2.3 Development Summary

The development summary below outlines the approximate lot sizes, possible parking estimates, and potential building uses
based on the conceptual masterplan illustrated in this PDD document. The below table in no way limits the use or size of
individual buildings within the masterplan.

TABLE 2.3.1: Uevelopment Summary

FIGURE 2.3.2: Site pizn with labeled zon2z correzponding to the devaiooment summary.
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PDD Master Plan Reference Parcel Map

FIGURE 2.3.1: Site plan with Labsded 20 esponang 1ot
. - 1 l ' . p ’
= U ﬁl— s

CHL " e




Appendix-Plat Lot Size Map
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Appendix-River Point District 1l Plat
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Appendix-Non Exclusive Option Language

Delay Termination. The RDA reserves the right to review proposals from other investors on parcel . Should
a viable proposal be brought forward by another developer, the RDA may, in its discretion, inform the current option
holder of the alternate proposal and at the time of the receipt of a complete alternate proposal, the RDA may require
additional information and or guarantees from the current option holder based on the option holder’s original proposal

(RDA) illustrating the project is progressing to construction commencement as presented per the original presentation
and subsequent updates by the developer to the RDA.

Should the option holder (developer), fail to provide an adequate guarantee of progress for the proposed development

to the RDA, the RDA may terminate the option with a 30-day notice and return a prorated amount of the option fee to
the developer.

RIVER: POINT
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Appendix-Leasing Agents

Information for the Driftless Apartments:
MSP

The Driftless

Tammy Ross, Regional Manager
323 River Bend Rd

La Crosse, WI 54603

P: (608) 292-8770

F: (715) 430-2462
thedriftless@msphousing.com

Information for the War Eagle development:
Red Earth: Lori Fuselier lori@3amigosapartments.com

Information for RyKey’s Lofts at River Point District (next to the Driftless Apartments

on Lot 8):
Jessica Magnusen: jessica@rykeyproperties.com

RIVER: POINT



mailto:thedriftless@msphousing.com
mailto:lori@3amigosapartments.com

Year End Report for 2025

Option Agreements
e Lot 6 MSP

* Lot 12 RyKey

e Qutlot 5-Lot 13 360

Land Assembly
e Kraft Street-Marsh Lane Assembly Underway

New Construction
 War Eagle-Lot 10 under construction and partial occupancy
* The Lofts-Lot 8 under construction -spring occupancy

Planning
* Marina and Parkway Planning progressing-grant research completed
 UW Student Engagement on public health impact of development-underway

Operations and Maintenance
 Snow Removal and Mowing contracts executed
e Ground Lease or NID under review

Grants
e La Crosse Community Foundation-Renter Stability Grant

Public Relations

* Website updates

Fielded calls <100

La Crosse Community Foundation Grant for Renter Equity
Urban Land Institute Spring Conference Invitation

Presentations to Downtown, Valley View Rotary, Chamber Leadership, LABA, Chancellor Tour RIVER LPO'NT
WXOW, APA State Conference, 7 Rivers Alliance, Habitat, CouleeCap DIS;’RICT
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