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TPP: 7575-07-23 

 
 

Parcel 

# 

TPP 

Sheet 

# 

PIN & 

Municipality 

Zoning Highest & 

Best Use 

R/W Required 

1 4.01 17-20139-120 

City of La Crosse 

Commercial Commercial 342 sf TLE 

2 4.01 17-20139-130 

City of La Crosse 

Commercial Commercial 96 sf TLE 

3 4.01, 

4.02 & 

4.03 

17-20139-70,  

17-20258-120 

17-20261-20 

City of La Crosse 

Other Other 2,839 TLE, 

 

4 4.01 17-20140-30 

City of La Crosse 

Commercial Commercial 134 sf TLE 

6 4.01 & 

4.03 

17-20247-30 & 

1720261-30 

   

7 4.02 & 

4.03 

17-20132-60,  

17-20132-70,  

17-20133-131, 

17-20135-111, 

17-20233-10, 

17-20260-110, & 

17-20260-90 

City of La Crosse 

Other Other 8,550 sf TLE  

8 4.04 17-20048-70 

City of La Crosse 

Residential  Residential 62 sf TLE 

9 4.04 17-20048-40 

City of La Crosse 

Other Other 57 sf TLE 

11 4.04 17-20048-30 

City of La Crosse 

Residential  Residential 67 sf TLE 

12 4.04 17-20045-70 

City of La Crosse 

Residential  Residential 82 sf TLE 

13 4.04 17-20045-50 

City of La Crosse 

Residential  Residential 19 sf TLE 

14 4.04 17-20045-40 

City of La Crosse 

Residential  Residential 17 sf TLE 

16 4.04 17-20045-20 

City of La Crosse 

Residential  Residential 155 sf TLE 

17 4.04 17-20042-50 

City of La Crosse 

Residential  Residential 71 sf TLE 

18 4.04 17-20042-20 

City of La Crosse 

Residential  Residential 176 sf TLE 

19 4.04 17-20041-140 

City of La Crosse 

Residential  Residential 163 sf TLE 

21 4.04 17-20039-50 

City of La Crosse 

Residential  Residential 178 sf TLE 
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22 4.04 17-20081-50 

City of La Crosse 

Residential  Residential 437 sf TLE 

23 4.04 17-20079-20 

City of La Crosse 

Residential  Residential 194 sf TLE 

24 4.04 17-20078-60 

City of La Crosse 

Residential  Residential 153 sf TLE 

26 4.04 17-20075-120 

City of La Crosse 

Residential  Residential 97 sf TLE 

27 4.04 17-20075-70 

City of La Crosse 

Residential  Residential 57 sf TLE 

28 4.04 17-20073-10 

City of La Crosse 

Commercial Commercial 1,534 sf TLE 
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TPP 7575-07-23 is located the City of La Crosse, La Crosse County, Wisconsin.  La Crosse County 

is in western Wisconsin along the Minnesota border.  It is about 140 miles northwest of Madison, 

200 miles west of Green Bay and about 200 miles northwest of Milwaukee.  Interstate Highway 90 

intersects the county north/south.  IH90 provides good access to Minnesota, Milwaukee and 

Chicago.  La Crosse County’s 2018 population was 119,193 residents in 51,026 households.  La 

Crosse County demographics are further outlined below. 

 

  
La Crosse County 

 
 

The City of La Crosse in La Crosse County, Wisconsin is located in the southwest part of the County.  

The project is located along STH 16 (La Crosse Street) from Oakland Street east to Losey Boulevard.  

The project area includes the U.W. – La Crosse campus.  Traffic counts just south of the STH 

16/Losey Blvd. intersection are 9,700 cars per day and range from 9,700 – 9,900 cars per day on 

STH 16 in the project area.  IH90 provides good access to Minnesota, Milwaukee and Chicago. 

Other main thoroughfares include USH’s 14 & 53, STH’s 16, 33, 35 & 162 and a number of County 

Trunk Highways and local roads.  

 

The City of La Crosse population is estimated to be 51,227 making it the most populous municipality 

in the County. The median household income for the City is $43,516 per year which is well below 

the County average of $55,479 per year and State average of $59,209.  66.5% of residents over the 

age of 16 are employed in the City which compares to the County and State averages. The jobs vary 

greatly from manufacturing to service industries.  
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City of La Crosse 
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Below is a listing of the sales found for the following classifications: Commercial and Residential.   

It is considered there is adequate sale data for each sale category. 

 

Commercial Sales 

Sale No. Location 
Date of 

Sale 
Size 
(sf) 

Use 
Sales 
Price 

Price 
per sf 

City of La Crosse - 1 330 Adams Street 8/19/16 6,098 Commercial $59,900 $9.82 

City of La Crosse - 2 1731 George Street 10/26/15 13,939 Commercial $120,000 $8.61 

City of La Crosse - 4 1600 George Street 5/26/17 14,113 Commercial $90,000 $6.38 

City of Onalaska - 3 
2747 National Drive &  
2801 National Drive 

12/29/14 57,064 Commercial $410,000 $7.18 

City of Onalaska - 2 3240 N. Kinney Coulee Road 6/3/15 66,647 Commercial $520,000 $7.80 

City of Onalaska - 1 3270 Kinney Coulee Road North 8/10/18 61,855 Commercial $650,000 $10.51 

The sales range from $6.38/SF to $10.51/SF.  Parcel 28 is the only property zoned commercial and considered to 
have a highest and best use of commercial.  This property is 10,454 SF in size and is located near corner of Losey 
Blvd. and La Crosse Street.  This intersection is very busy with 30,100 cars per day on Losey Boulevard just south 
of the interchange and 9,700 cars per day on La Crosse Street just west of the intersection.  Given this, the value of 
parcel 28 is considered to be on the high end of the range or $10.00/SF. 

 

 

Residential Sales 

Sale No. Location 
Date of 

Sale 
Size 
(sf) 

Use 
Sales 
Price 

Price 
per sf 

City of La Crosse - 8 4610 Millatti Lane 5/26/20 8,712 Residential $35,000 $4.02 

City of La Crosse - 6 4373 Mariah Drive N 7/6/20 8,712 Residential $20,000 $2.30 

City of La Crosse - 9 2035 29th St. S 4/14/20 8,712 Residential $32,500 $3.73 

City of La Crosse - 7 Waterford Valley Rd 6/11/20 17,424 Residential $40,000 $2.30 

City of La Crosse - 5 5135 Grandwood Place West 7/16/20 30,492 Residential $70,000  $2.30 

The sales range from $2.30/SF to $4.02/SF.  All of the affected parcels on the project are considered to be of a 
residential highest and best use other than parcel 28.  With the exception of parcels 3 & 7, the sizes of the 
residential parcels range from 5,009/SF to 14,985/SF which would indicated a value on the higher end of the range 
or $4.00/SF.  Parcel 3 (cemetery) and 7 (university) are larger parcels but as vacant would have a highest and best 
use as residential lots that would indicate a per square foot value of $4.00.   
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COMPARABLE SALE SHEET  
RE1011  10/2016 

COMPARABLE SALE NO. L – 1 

 

  
  Photo Taken: May 7, 2020 

By: Laura J. Humphrey 
Looking: South 

 
Comparable Sale No.  City of La Crosse – 1 Sale Name: L – 1 

Sale Price: $59,900 Location: 330 Adams Street 

Conveyance Date: 8-19-2016 County: La Crosse 

Sale Size: 0.14 acres or  
6,098 sf 

Municipality: La Crosse 

Unit Price: $427,857/acre or 
$9.82/sf 

Tax ID: 17-30097-120 

  Data Source: Dept. of Revenue 

Grantor: Michael A. Van 
Aelstyn 

DOM: N/A 

Grantee: Joan K. Wilson Verified By: Joan Wilson 

Relationship: Arm’s Length Verified To: Dave Selissen 

Broker: N/A Verified Date: 9/24/2020 

    

Recorded Via: Warranty Deed Document No.: 1680209 

Rights Conveyed: Fee Financing: None 

    

Date Inspected: May 7, 2020 & September 23, 2020 

    

Site Description: The subject property is located at the intersection of South Ave., 4th St. S and 
Adams St. At the time of the sale, the property was vacant of improvements.  
Municipal Water and Sewer services are available to the site.   

Neighborhood: Urban 

Topography: Level 

Road Frontage / 
Access: 

Frontage and access along South Ave., 4th St. S and Adams St. 

Land Quality: Good 

Zoning: TND – Traditional Neighborhood Development by the City of La Crosse 

Water Frontage: None 

Utilities: Access to all utilities. 

Improvements: Since the time of the sale the property has been improved with Moka 
Espresso Coffee shop. 
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Allocation: Land = $59,900 

Present Use: Coffee Shop 

Intended Use: Commercial  

Highest & Best Use: Commercial 

Easements, 
Encumbrances & 
Restrictions: 

None known 

Legal Description: Parcel 1: The North 44 feet 2 inches of Lot 1 in Block 16 of Burns Addition to 
the City of La Crosse, La Crosse County, Wisconsin Parcel 2: Part of Lots 1 
and 2 in Block 16 of Burns Addition to the City of La Crosse, La Crosse County, 
Wisconsin, more particularly described as follows: The North 54.45 feet of said 
Lot 2 and all of said Lot 1, EXCEPT the North 44 feet 2 inches of Lot 1. 

Remarks: This property is located at 330 Adams Street. The topography is level and 
has been improved with Moka Espresso Coffee since the time of the sale. 
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COMPARABLE SALE SHEET  
RE1011  10/2016 

COMPARABLE SALE NO. L – 2 

  
  Photo Taken: May 7, 2020 

By: Laura J. Humphrey 
Looking: West 

 
Comparable Sale No.  City of La Crosse – 2 Sale Name: L – 2 

Sale Price: $120,000 Location: 1731 George Street 

Conveyance Date: 10-26-2015 County: La Crosse 

Sale Size: 0.32 acres or  
13,939 sf 

Municipality: La Crosse 

Unit Price: $375,000/acre or 
$8.61/sf 

Tax ID: 17-10118-010 

  Data Source: Dept. of Revenue 

Grantor: William and Melody 
Peden 

DOM: N/A 

Grantee: Olson Rental 
Properties LLC 

Verified By: Jon Olson 

Relationship: Arm’s Length Verified To: Dave Selissen 

Broker: N/A Verified Date: 9/24/2020 

    

Recorded Via: Warranty Deed Document No.: 1665485 

Rights Conveyed: Fee Financing: Conventional 

    

Date Inspected: May 7, 2020 & September 23, 2020  

    

Site Description: The subject property is located at the corner of George and Gohres Streets 
across from the Grantees construction business. At the time of the sale, the 
property was vacant of improvements.  Municipal Water and Sewer services 
are available to the site.   

Neighborhood: Urban 

Topography: Level 

Road Frontage / 
Access: 

Frontage and access along George and Gohres Streets. 

Land Quality: Good 

Zoning: C1 – Local Business by the City of La Crosse 

Water Frontage: None 

Utilities: Access to all utilities. 
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Improvements: There are no improvements. 

Allocation: $120,000 

Present Use: Parking and storage 

Intended Use: Commercial  

Highest & Best Use: Commercial 

Easements, 
Encumbrances & 
Restrictions: 

None known 

Legal Description: Lots 1 and 2 in Block 1 of Wm. Gorhes Add'n to the City of La Crosse, La 
Crosse County, Wisconsin, EXCEPT 11 feet for Alley in Document No. 
1472906. 

Remarks: This vacant, commercial property is located at 1731 George Street. The 
topography is level.  The site was purchased by the owner of a nearby 
construction company for parking and the storage of materials.  
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COMPARABLE SALE SHEET  
RE1011  10/2016 

COMPARABLE SALE NO. L – 4 

  
  Photo Taken: May 7, 2020 

By: Laura J. Humphrey 
Looking: East 

 
Comparable Sale No.  City of La Crosse – 4 Sale Name: L – 4 

Sale Price: $90,000 Location: 1600 George Street 

Conveyance Date: 5-26-2017 County: La Crosse 

Sale Size: 0.324 acres or 14,113 
sf 

Municipality: La Crosse 

Unit Price: $277,778/acre or 
$6.38/sf 

Tax ID: 17-10136-100 

  Data Source: Dept. of Revenue 

Grantor: Schafer Properties II, 
LLC 

DOM: N/A 

Grantee: Gerald J. and Donna 
J. Beyer 

Verified By: Gerald Beyer 

Relationship: Arm’s Length Verified To: Dave Selissen 

Broker: N/A Verified Date: 9/23/2020 

    

Recorded Via: Warranty Deed Document No.: 1693983 

Rights Conveyed: Fee Financing: None 

    

Date Inspected: May 7, 2020 & September 23, 2020  

    

Site Description: The subject property is located at the corner of George and Gillette Streets in 
a commercial area.  At the time of the sale, the property was vacant of 
improvements except for asphalt.  Municipal Water and Sewer services are 
available to the site.   

Neighborhood: Urban 

Topography: Level 

Road Frontage / 
Access: 

Frontage and access along George and Gillette Streets. 

Land Quality: Good 

Zoning: C1 – Local Business by the City of La Crosse 

Water Frontage: None 

Utilities: Access to all utilities. 
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Improvements: The site is vacant. 

Allocation: Land = $90,000 

Present Use: Vacant 

Intended Use: Commercial  

Highest & Best Use: Commercial 

Easements, 
Encumbrances & 
Restrictions: 

None known 

Legal Description: Lots 10 and 11, all in Block 1, of Spier and Canterbury's Addition to La Crosse, 
La Crosse County, Wisconsin, EXCEPT a part of said Lot 11 of Block 1, 
described as follows: Beginning at the Southwest corner of said Lot 11 of 
Block 1; Thence East 20 feet along the North line of Gillette Street; Thence 
Northwesterly 28.3 feet, more or less, to a point on the East line of George 
Street, said point being 20 feet North of the Southwest corner of Lot 11 in 
Block 1; thence South 20 feet along said East line of George Street to the 
point of beginning of this EXCEPTION. 

Remarks: This property is located at 1600 George Street. The topography is level.  The 
site was purchased as an investment property. 
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COMPARABLE SALE SHEET  
RE1011  10/2016 

COMPARABLE SALE NO. O – 1 

  
  Photo Taken: May 7, 2020 

By: Laura J. Humphrey 
Looking: Southwest 

 
Comparable Sale No.  City of Onalaska – 1 Sale Name: O – 1 

Sale Price: $650,000 Location: 3270 Kinney Coulee Road 
North 

Conveyance Date: 8-10-2018 County: La Crosse 

Sale Size: 1.42 acres or 61,855 
sf 

Municipality: Onalaska 

Unit Price: $457,746/acre or 
$10.51/sf 

Tax ID: 18-03654-096 

  Data Source: Dept. of Revenue 

Grantor: Constat, LLC DOM: N/A 

Grantee: Manbraaap LLC Verified By: Melissa Hutzenbuehler 
(Grantee) 

Relationship: Arm’s Length Verified To: Dave Selissen 

Broker: N/A Verified Date: 9/23/2020 

    

Recorded Via: Warranty Deed Document No.: 1714610 

Rights Conveyed: Fee Financing: Conventional 

    

Date Inspected: May 7, 2020 & September 23, 2020  

    

Site Description: The subject property is located on the south side of Kinney Coulee Road and 
north side of IH90 with good visibility to the highway.  At the time of the sale, 
the property was vacant of improvements.  Municipal Water and Sewer 
services are available to the site.   

Neighborhood: Urban 

Topography: Level 

Road Frontage / 
Access: 

Frontage along IH90 and Kinney Coulee Road and access to Kinney Coulee 
Road. 

Land Quality: Good 

Zoning: B-2 Community Business District by the City of Onalaska 

Water Frontage: None 

Utilities: Access to all utilities. 

Improvements: Since the time of the sale the property has been improved with a Hot Spring 
store. 
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Allocation: Land = $650,000 

Present Use: Hot Spring store 

Intended Use: Commercial  

Highest & Best Use: Commercial 

Easements, 
Encumbrances & 
Restrictions: 

None known 

Legal Description: Lot 1 of La Crosse County Certified Survey Map filed on October 11, 1996 in 
Volume 7 of Certified Survey Maps, Page 78, as Document No. 1161538, 
being a subdivision of Lot 2 of La Crosse County Certified Survey Map filed 
on March 27, 1984, in Volume 2 of Certified Survey Maps, Page 156, as 
Document No. 948574, all being located in the NW 1/4 of the SE 1/4 of Section 
11, Township 16 North, Range 7 West, Town of Medary, now in the City of 
Onalaska, La Crosse County, Wisconsin. 

Remarks: This property is located at 3270 Kinney Coulee Road North. It was 
purchased to construct a Hot Spring store. The topography is level and the 
site has good visibility to IH90.   
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COMPARABLE SALE SHEET  
RE1011  10/2016 

COMPARABLE SALE NO. O – 2 

  
  Photo Taken: May 7, 2020 

By: Laura J. Humphrey 
Looking: South 

 
Comparable Sale No.  City of Onalaska – 2 Sale Name: O – 2 

Sale Price: $520,000 Location: 3240 N. Kinney Coulee Road 

Conveyance Date: 6-3-2015 County: La Crosse 

Sale Size: 1531 acres or 66,647 
sf 

Municipality: Onalaska 

Unit Price: $339,869/acre or 
$7.80/sf 

Tax ID: 18-03625-007 

  Data Source: Dept. of Revenue 

Grantor: Pib Alaska LLC DOM: N/A 

Grantee: DRM, Inc. Verified By: Abby Ramsey (Grantee) 

Relationship: Arm’s Length Verified To: Dave Selissen 

Broker: N/A Verified Date: September 22, 2020 

    

Recorded Via: Special  
Warranty Deed 

Document No.: 1657228 

Rights Conveyed: Fee Financing: Conventional 

    

Date Inspected: May 7, 2020 & September 23, 2020  

    

Site Description: The subject property is located on the south side of Kinney Coulee Road and 
north side of IH90 with good visibility to the highway.  At the time of the sale, 
the property was vacant of improvements.  Municipal Water and Sewer 
services are available to the site.   

Neighborhood: Urban 

Topography: Level 

Road Frontage / 
Access: 

Frontage along IH90 and Kinney Coulee Road and access to Kinney Coulee 
Road. 

Land Quality: Good 

Zoning: B-2 Community Business District by the City of Onalaska 

Water Frontage: None 

Utilities: Access to all utilities. 

Improvements: Since the time of the sale the property has been improved with an Arby’s 
Restaurant. 
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Allocation: Land = $520,000 

Present Use:  

Intended Use: Commercial  

Highest & Best Use: Commercial 

Easements, 
Encumbrances & 
Restrictions: 

None known 

Legal Description: Lot One (1), La Crosse County CSM # 1656051 filed in Volume 16 of Certified 
Survey Maps, page 81 as Document No. 1656051, being part of the NW 1/4-
SE 1/4 & SW 1/4-NE 1/4, Section 11, Township 16 North, Range 7 West, City 
of Onalaska, La Crosse County, Wisconsin. 

Remarks: This property is located at 3240 N. Kinney Coulee Road, in the City of 
Onalaska. The property was purchased by an Arby’s Restaurant franchisor 
and has been improved with an Arby’s restaurant since the time of the sale. 
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COMPARABLE SALE SHEET  
RE1011  10/2016 

COMPARABLE SALE NO. O – 3 

 

 

 
  Photo Taken: May 7, 2020 

By: Laura J. Humphrey 
Looking: North 

 
Comparable Sale No.  City of Onalaska – 3 Sale Name: O – 3 

Sale Price: $410,000 Location: 2747 National Drive &  
2801 National Drive 

Conveyance Date: 12-29-2014 County: La Crosse 

Sale Size: 1.31 acres or  
57,064 sf 

Municipality: Onalaskas 

Unit Price: $312,977/acre or 
$7.18/sf 

Tax ID: 18-04776-000 and  
18-04777-000 

  Data Source: Dept. of Revenue 

Grantor: Midwest Prairie 
Development, LLC 

DOM: N/A 

Grantee: DKEB Investments, 
LLC 

Verified By: Dr. David Kujak 

Relationship: Arm’s Length Verified To: Dave Selissen 

Broker: N/A Verified Date: 9/24/2020 

    

Recorded Via: Warranty Deed Document No.: 1649977 

Rights Conveyed: Fee Financing: Conventional 

    

Date Inspected: May 7, 2020   

    

Site Description: The subject property is two commercial lots located along National Drive and 
CTH OS in the City of Onalaska.  At the time of the sale, the property was 
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vacant of improvements except for asphalt.  Municipal Water and Sewer 
services are available to the site.   

Neighborhood: Urban 

Topography: Level 

Road Frontage / 
Access: 

Frontage to National Drive and CTH OS with access to CTH OS. 

Land Quality: Good 

Zoning: B-2 Community Business District by the City of Onalaska 

Water Frontage: None 

Utilities: Access to all utilities. 

Improvements: Since the time of the sale, 2747 National Drive was improved with an 
orthodontics office by the Grantee and 2801 National Drive was developed 
by others into a Northwestern Mutual insurance office. 

Allocation: Land = $312,977/acre or $7.18/sf 

Present Use: Orthodontics office and Insurance office 

Intended Use: Commercial  

Highest & Best Use: Commercial 

Easements, 
Encumbrances & 
Restrictions: 

None known 

Legal Description: Lot Thirteen (13) and Lot Fourteen (14) of Elmwood Business Center in the 
City of Onalaska, La Crosse County, Wisconsin. 

Remarks: This property is two lots located at 2747 National Drive &  
2801 National Drive. Both lots have been improved at 2801 is Northwestern 
Mutual and at 2747 is Kujak Orthodontics. The topography is level. 
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COMPARABLE SALE SHEET  
RE1011  10/2016 

COMPARABLE SALE NO. L – 5 

  
  Photo Taken: August 12, 2020 

By: Laura J. Humphrey 
Looking: West 

 
Comparable Sale No.  City of La Crosse – 5 Sale Name: L – 5 

Sale Price: $70,000 Location: 5135 Grandwood Place West 

Conveyance Date: 7-16-2020 County: La Crosse 

Sale Size: .70 acres or 30,492 sf Municipality: La Crosse 

Unit Price: $100,000/acre or 
$2.30/sf 

Tax ID: 17-10689-120 

  Data Source: Dept. of Revenue 

Grantor: Wayne A. Bottner DOM: N/A 

Grantee: David A. Rogers Verified By: David Rogers 

Relationship: Arm’s Length Verified To: Dave Selissen 

Broker: N/A Verified Date: 9/23/2020 

    

Recorded Via: Warranty Deed Document No.: 1750373 

Rights Conveyed: Fee Financing: Conventional 

    

Date Inspected: August 12, 2020 & September 23, 2020  

    

Site Description: The subject property is located along Grandwood Place West off of CTH B. At 
the time of the sale, the property was open and vacant of improvements. 
Municipal Water and Sewer services are available to the site.   

Neighborhood: Suburban 

Topography: Slightly rolling 

Road Frontage / 
Access: 

Frontage and access along Grandwood Place West 

Land Quality: Good 

Zoning: R-1 Single Family by the City of La Crosse 

Water Frontage: None 

Utilities: Access to all utilities. 

Improvements: None 

Allocation: Land = $70,000 

Present Use: Single Family 
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Intended Use: Residential 

Highest & Best Use: Residential 

Easements, 
Encumbrances & 
Restrictions: 

None known 

Legal Description: Lot 12 of Oneota Ridge, a subdivision in the City of La Crosse, La Crosse 
County, Wisconsin. 

Remarks: The subject property is located along Grandwood Place West off of CTH B.  
The property was purchased by an adjacent landowner as a buffer to future 
development. 
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COMPARABLE SALE SHEET  
RE1011  10/2016 

COMPARABLE SALE NO. L – 6 

 
 

  Photo Taken: August 12, 2020 
By: Laura J. Humphrey 
Looking: North 

 
Comparable Sale No.  City of La Crosse – 6 Sale Name: L – 6 

Sale Price: $20,000 Location: 4373 Mariah Drive North 

Conveyance Date: 7-6-2020 County: La Crosse 

Sale Size: .20 acres or 8,712 sf Municipality: La Crosse 

Unit Price: $100,000/acre or 
$2.30/sf 

Tax ID: 17-50779-030 

  Data Source: Dept. of Revenue 

Grantor: Bruce G. Wendling DOM: N/A 

Grantee: Paul Colburn Verified By: Bruce Wendling 

Relationship: Arm’s Length Verified To: Dave Selissen 

Broker: N/A Verified Date: 9/22/2020 

    

Recorded Via: Warranty Deed Document No.: 1749540 

Rights Conveyed: Fee Financing: None 

    

Date Inspected: August 12, 2020 & September 23, 2020  

    

Site Description: The subject property is located along Mariah Drive North on the south side of 
the City of La Crosse. At the time of the sale, the property was vacant of 
improvements. Municipal Water and Sewer services are available to the site.   

Neighborhood: Suburban 

Topography: Level 

Road Frontage / 
Access: 

Frontage and access along Mariah Drive North. 

Land Quality: Good 

Zoning: PD – Planned Development by the City of La Crosse 

Water Frontage: None 

Utilities: Access to all utilities. 

Improvements: None 

Allocation: Land = $20,000 

Present Use: Single Family 
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Intended Use: Residential 

Highest & Best Use: Residential 

Easements, 
Encumbrances & 
Restrictions: 

None known 

Legal Description: The Western 33 Feet of Lot 3 of Wendling's Southwinds Addition to the City 
of La Crosse, La Crosse County, Wisconsin. 

Remarks: The subject property is located along Mariah Drive North on the south side of 
the City of La Crosse.  The property was purchased by an adjacent 
landowner as a buffer to future development. 
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COMPARABLE SALE SHEET  
RE1011  10/2016 

COMPARABLE SALE NO. L – 7 

  
  Photo Taken: August 12, 2020 

By: Laura J. Humphrey 
Looking: West 

 
Comparable Sale No.  City of La Crosse – 7 Sale Name: L – 7 

Sale Price: $40,000 Location: Waterford Valley Road 

Conveyance Date: 6-11-2020 County: La Crosse 

Sale Size: .40 acres or 17,424 sf Municipality: La Crosse 

Unit Price: $100,000/acre or 
$2.30/sf 

Tax ID: 17-50771-040 

  Data Source: Dept. of Revenue 

Grantor: Waterford Valley, LLC DOM: N/A 

Grantee: Scott & Caroline 
Flatten 

Verified By: Scott Flatten 

Relationship: Arm’s Length Verified To: Dave Selissen 

Broker: N/A Verified Date: 9/23/2020 

    

Recorded Via: Warranty Deed Document No.: 1747922 

Rights Conveyed: Fee Financing: None 

    

Date Inspected: August 12, 2020 & September 23, 2020  

    

Site Description: The subject property is located on Waterford Valley Road on the south side of 
the City of La Crosse. At the time of the sale, the property was partially wooded 
and vacant. Municipal Water and Sewer services are available to the site.   

Neighborhood: Suburban 

Topography: Level 

Road Frontage / 
Access: 

Frontage and access along Waterford Valley Road and Bell Farm Green. 

Land Quality: Good 

Zoning: PD – Planned Development by the City of La Crosse 

Water Frontage: None 

Utilities: Access to all utilities. 

Improvements: None at the time of the sale. 

Allocation: Land = $40,000 



TPP 7575-07-23                        43 

 

 

Present Use: Single Family 

Intended Use: Residential 

Highest & Best Use: Residential 

Easements, 
Encumbrances & 
Restrictions: 

None known 

Legal Description: Lot 4 in Block 1 of Waterford Valley, Phase One, City of La Crosse, La Crosse 
County, Wisconsin. 

Remarks: The subject property is located along Waterford Valley Road on the south 
side of the City of La Crosse.  The property was purchased to construct a 
new home.  A home is currently being constructed on the site. 
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COMPARABLE SALE SHEET  
RE1011  10/2016 

COMPARABLE SALE NO. L – 8 

 

 
  Photo Taken: August 12, 2020 

By: Laura J. Humphrey 
Looking: East 

 
Comparable Sale No.  City of La Crosse – 8 Sale Name: L – 8 

Sale Price: $35,000 Location: 4610 Millatti Lane 

Conveyance Date: 5-26-2020 County: La Crosse 

Sale Size: .20 acres or 8,712 sf Municipality: La Crosse 

Unit Price: $175,000/acre or 
$4.02/sf 

Tax ID: 17-50781-220 

  Data Source: Dept. of Revenue 

Grantor: Donald K. Graham & 
Donald C. Graham 

DOM: N/A 

Grantee: Neil J. and 
Vandanaben N. 
Brahmbhatt 

Verified By: Donald K. Graham 

Relationship: Arm’s Length Verified To: Dave Selissen 

Broker: N/A Verified Date: 9/22/2020 

    

Recorded Via: Warranty Deed Document No.: 1746758 

Rights Conveyed: Fee Financing: None 

    

Date Inspected: August 12, 2020 & September 23, 2020  

    

Site Description: The subject property is located on Millatti Lane on the south side of the City of 
La Crosse.  At the time of the sale, the property was partially wooded and  
vacant of improvements except for asphalt. Municipal Water and Sewer 
services are available to the site.   

Neighborhood: Suburban 

Topography: Level 

Road Frontage / 
Access: 

Frontage and access along Millatti Lane. 

Land Quality: Good 

Zoning: PD – Planned Development by the City of La Crosse 

Water Frontage: None 

Utilities: Access to all utilities. 
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Improvements: None at the time of the sale. 

Allocation: Land = $35,000 

Present Use: Single Family 

Intended Use: Residential 

Highest & Best Use: Residential 

Easements, 
Encumbrances & 
Restrictions: 

None known 

Legal Description: Lot 1 in Block 2 of Jorgensen Flatts, City of La Crosse, La Crosse County, 
Wisconsin. 

Remarks: At the time of the sale, the property was partially wooded and vacant of 
improvements.  The property was purchased by an adjacent property owner. 

 
  



TPP 7575-07-23                        46 

 

 

COMPARABLE SALE SHEET  
RE1011  10/2016 

COMPARABLE SALE NO. L – 9 

 

 
  Photo Taken: August 12, 2020 

By: Laura J. Humphrey 
Looking: East 

 
Comparable Sale No.  City of La Crosse – 9 Sale Name: L – 9 

Sale Price: $32,500 Location: 2035 29th Street South 

Conveyance Date: 4-14-2020 County: La Crosse 

Sale Size: .20 acres or 8,712 sf Municipality: La Crosse 

Unit Price: $162,500/acre or 
$3.73/sf 

Tax ID: 17-50301-062 

  Data Source: Dept. of Revenue 

Grantor: Adam M. and Tori A. 
Weissenberger 

DOM: N/A 

Grantee: Timothy G. and Janine 
A. Garvin 

Verified By: Timothy Garvin 

Relationship: Arm’s Length Verified To: Dave Selissen 

Broker: N/A Verified Date: 9/24/2020 

    

Recorded Via: Warranty Deed Document No.: 1743790 

Rights Conveyed: Fee Financing: None 

    

Date Inspected: August 12, 2020 & September 23, 2020  

    

Site Description: The subject property is located along 29th Street South in south central La 
Crosse.  At the time of the sale, the property was vacant of improvements. 
Municipal Water and Sewer services are available to the site.   

Neighborhood: Urban 

Topography: Level 

Road Frontage / 
Access: 

Frontage and access along 29th Street South. 

Land Quality: Good 

Zoning: R-1 – Single Family by the City of La Cross 

Water Frontage: None 

Utilities: Access to all utilities. 

Improvements: The property was vacant at the time of the sale. 
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Allocation: Land = $162,500/acre or $3.73/sf 

Present Use: Single Family 

Intended Use: Residential 

Highest & Best Use: Residential 

Easements, 
Encumbrances & 
Restrictions: 

None known 

Legal Description: Lot 2 of La Crosse County Certified Survey Map recorded on December 22, 
2016 in Volume 17 of Certified Survey Maps on Page 24 as Document No. 
1687120. 

Remarks: The subject property is located along 29th Street South in south central La 
Crosse.  The property was purchased by an adjacent property owner as a 
buffer to development. 

 
  



TPP 7575-07-23                        48 

 

 

Temporary Limited Easement (TLE)  
Compensation Methodology 

 
According to the Wisconsin Department of Transportation Real Estate Program Manual, a 
TLE is an interest that is limited in purpose and time and expires at the completion of the 
highway project. It must be acquired, and compensation paid to the owner when the 
department has a need to temporarily use a portion of the property owner’s land to 
construct a highway project. 
 
As part of this highway improvement project, it is necessary to acquire a number of TLE’s 
from parcels on this project. The TLE’s are needed for sloping and grading. Because 
these interests are temporary and the landowners will retain the underlying fee 
ownership, its value will be based on a percent of the current market rental rate of the 
market value of the area affected.  
 
TLE Period: The TLE period commences as of the effective date of the Sales Study or an 
appraisal is completed and continues to the end of the project. Construction is scheduled 
to take place in 2022, therefore the TLE will be in effect from September 2020 to the date 
of the completion of the project, which is estimated to be December 2022, say 28 months.  
 

TLE Time Allocation 
TLE Period Comments Number of Months 

From date of Sales Study 
to end of construction 

Approx. 28 months  
September 2020 through 
December 2022 

28 months 

Minimal Impact 28 months from date of 
Sales Study to end of 
construction 

28 months 

Total TLE period September 2020 through 
December 2022 

28 months 

 
Since land rental rates are not readily available in the market, the following method is 
used for calculating the compensation for the use of land within TLE’s on the project: 
 
Basic Safe Rate + Liquidity Adjustment + Risk Adjustment = Annual Rate of Return. 
 
Basic Safe Rate: Establishes the base for building an annual rate of return.  Given the 
fact the TLE’s will have a minimal impact on the subject property I have concluded a safe 
rate for component using an interest rate of 1.0% per year from PNC Bank as of 
September 6, 2020. 
 
Liquidity Adjustment: Addresses the difference in liquidity between the chosen safe rate 
investment alternative and the TLE.  This adjustment is necessary because most 
alternative investments can be bought and sold and the TLE is for a distinct period of time 
that does not allow for liquidity.  The liquidity adjustment for this project is considered to 
be 2.50%. 
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Risk Adjustment: Is tied to the uncertainty associated with the ultimate physical and 
financial impacts of the imposition of the TLE on the encumbered areas.  The Risk 
Adjustment for this project is considered to be 3%. 
 
Discount Factor: Is needed because a lump sum payment will be made today for an 
easement that will last 28 months in this case.  The discount factor was determined using 
Discount Factor Table supplied in WisDOT’s Real Estate Program Manual and was 
adjusted to recognize there are 28 months versus the table’s 36 month period.   
 
Based on the date above, the average total return is calculated as follows: 
 

Temporary Limited Easement Calculation 

Safe Rate 

  

Liquidity 

Adjustment 
  Risk Adjustment 

  

Annual Rate 

of Return 

PNC Bank + (typically 1-3%) + (typically 2-4%) = X 

1.00% + 2.50% + 3% = 6.50% 

FEE Land 

Value/SF 

(Sales Study) 

x Size of TLE (SF) x 

Annual Rate of 

Return                   

(from above) 

= 

Calculated 

Annual 

Rental Rate 

$  x  x 6.50% =  $         

Calculated Annual 

Rental Rate                       

(from above) 

x Discount Factor  x 
Lump Sum 

Value for TLE 
 

 $                  x 2.233% x  $             

 
 

 

 

 

 
 


