
City Plan Commission

City of La Crosse, Wisconsin

Meeting Agenda - Final

City Hall

400 La Crosse Street

La Crosse, WI 54601

Council Chambers4:00 PMMonday, May 1, 2023

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

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 April 3, 2023 meeting.

Agenda Items:

23-0409 Application of Christopher and Kelly Jo Eberlein for a Conditional Use Permit at 

4808 Stanley Court allowing for a detached garage.

Application

Notice of Hearing

200-Foot Buffer List

Buffer Map

Notice of Hearing

Heritage Preservation Commission Staff Report 4.27.2023

CPC Staff Report 5.1.23; 23-0409.docx.pdf

Heritage Preservation Commission Resolution 4-27-23

Attachments:

23-0410 Application of Allan McCormick for a Conditional Use Permit at 455 Park Plaza 

Drive allowing for removal of structure and creation of green space for future 

development of a multi-story, mixed-use building.

Application

Email from Applicant Re: Plans

Attachments:
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200-Foot Buffer List

Buffer Map

Notice of Hearing

CPC Staff Report 5.1.23; 23-0410.pdf

23-0418 Resolution transferring City-owned parcels to the Redevelopment Authority of 
La Crosse for the development of River Point District.

Proposed Amended Resolution for F&P 5.4.2023

Resolution

Staff Report

CPC Staff Report 5.1.23; 23-0418.docx.pdf

Attachments:

23-0450 Request of Northern Grounds Properties LLC for an Exception to Minimum 
Height Standards allowing for a drive-thru coffee kiosk at 224 La Crosse Street.

Application and Plans

Notice of Hearing

200-foot Buffer List

Buffer Map

CPC Staff Report 5.1.23; 23-0450.docx.pdf

Prototypical Development.pdf

Attachments:

23-0244 AN ORDINANCE to amend Subsection 115-110 of the Code of Ordinances of 

the City of La Crosse by transferring certain property from the Single Family 

Residence to the Residence District allowing for the existing dwelling to be 

used as a duplex at 3019 Ward Avenue.

Ordinance

Rezoning Petition

Notice of Hearing

200-Foot Buffer List

Buffer Map

Undeliverable Notice - 3.6.2023

Affidavit of Publication - Notice of Hearing

Objection - Hanley - 3.28.2023

Objection - Swan - 3.28.2023

Legal Objector Map

CPC Staff Report 040323; 23-0244 LK

Objection - Craig - 4.3.2023

Committee Registration Slip - 4.4.2023

Objection - Kanable - 4.11.2023

Objection - Goede - 4.12.2023

Objection - Hoffmann - 4.12.2023

Objection - Mahr - 4.12.2023.pdf

Attachments:
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Objection - Williams - 4.12.2023

Objection - Towne - 4.13.2023

Legal Objector Table - 4.13.2023

CPC Staff Report Addendum 5.1.23; 23-0244.docx.pdf

Referred 30 days to the May 2023 meetings.

23-0489 Update on Comprehensive Plan.

Comprehensive Plan Promotion to date_April 24 2023 - Google Docs.pdfAttachments:

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.

City Plan Commission Members:

Mayor Mitch Reynolds, Chris Kahlow, Elaine Yager, Jacob Sciammas, James Cherf, Jennifer

Trost, Matt Gallager, Jenasea Hameister & James Szymalak.
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Text File

City of La Crosse, Wisconsin City Hall
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La Crosse, WI 54601

File Number: 23-0409

Agenda Date: 5/2/2023  Status: Recommended to be 

Adopted

Version: 1

File Type: ApplicationIn Control: Judiciary & Administration Committee

Agenda Number: 
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NOTICE OF HEARING ON 
APPLICATION FOR A CONDITIONAL USE PERMIT 

 
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 upon the application of Christopher and 
Kelly Jo Eberlein for the issuance of a Conditional Use Permit under Sec. 115-343 (15) of 
the Municipal Code of Ordinances of the City of La Crosse allowing for a detached garage. 
 

Said property is generally located at 4808 Stanley Court and is further described 
as follows: 
 
Tax Parcel 17-10405-16 
CERTIFIED SURVEY MAP NO. 185 VOL 19 LOT 5 DOC NO. 1803299 T/W 
ACCESS ESMT IN DOC NO. 1797560 

 
The City Plan Commission will meet to consider such application on Monday, May 1, 2023 

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. 

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

May 2, 2023 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, May 11, 2023 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 be heard for or against such proposed change, and may 
appear in person, by attorney or may file a formal objection; which objection forms are available 
on the City website at www.cityoflacrosse.org – Your Government – City Clerk – Forms – 
Conditional Use Permit. 
 

The application and supporting documentation 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, or in the Legislative Information Center which can be accessed from the 
City website at www.cityoflacrosse.org (search for File 23-0409). 
 

This notice is given pursuant to the order of the Common Council of the City of La Crosse. 
 
  Dated this 10th day of April, 2023.    

Nikki M. Elsen, City Clerk 
        City of La Crosse 
- - - - - - - - - - - - - - - - - - - - - - - - - - - -  
Publish:  April 18 and 25, 2023 
One (1) Affidavit 
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Tax Parcel OwnerName PROPADDCOMP CompleteAddress MailCityStateZip

17-10405-50 BARBARA J WOLFF 4815 STANLEY CT 4815 STANLEY CT LA CROSSE WI  54601

17-10405-15 CHRISTOPHER M & KELLY JO EBERLEIN 4816 STANLEY CT 4816 STANLEY CT LA CROSSE WI  54603

17-10406-260 CITY OF LACROSSE 4700 NORTHBROOK RD 400 LA CROSSE ST LA CROSSE WI  54601

17-10405-30 DANIEL J & BARBARA C FITZSIMMONS 4801 STANLEY CT 4801 STANLEY CT LA CROSSE WI  54601-2906

17-10405-13 DAVID B HINES, LOIS C COLLINS 2711 EASTBROOK DR 2711 EASTBROOK DR LA CROSSE WI  54601

17-10410-60 DAVID L DUCKETT 4706 NORTHBROOK RD 4706 NORTHBROOK RD LA CROSSE WI  54601-2966

17-10410-10 EZEKIEL & MORGAN KOONCE 4823 COUNTY ROAD B 4823 COUNTY ROAD B LA CROSSE WI 54601

17-10410-31 JEFFREY & KALEIGH NICKSIC 4705 COUNTY ROAD B 4705 COUNTY ROAD B LA CROSSE WI  54601

17-10405-20 JEFFREY P FREUND, MONIQUE A FREUND 4802 STANLEY CT 4802 STANLEY CT LA CROSSE WI  54601-2906

17-10410-40 JFH PROPERTIES LLC 4631 COUNTY ROAD B, APT 1-5 N2118 BINA RD COON VALLEY WI  54623

17-10405-11 JOHN O STOVER, PATTI JO STOVER 2631 EASTBROOK DR 2631 EASTBROOK DR LA CROSSE WI  54601-1905

17-10405-40 MICHAEL A LEONE, JESSICA M LEONE 4805 STANLEY CT 4805 STANLEY CT LA CROSSE WI  54601-2906

17-10406-210 MICHAEL D ABTS 2631 GREENWOOD DR 2631 GREENWOOD DR LA CROSSE WI  54601-2963

17-10406-220 MICHAEL QUAM, REBECCA QUAM 4524 NORTHBROOK RD 4524 NORTHBROOK RD LA CROSSE WI  54601-2964

17-10406-230 PATRICK R MCKENZIE, LINDA K MCKENZIE 2620 GREENWOOD DR 2620 GREENWOOD DR LA CROSSE WI  54601

17-10410-32 PAUL & CARA JONAS 4711 COUNTY ROAD B 4711 COUNTY ROAD B LA CROSSE WI  54601

17-10406-130

PAUL M POEHLING LIVING TRUST

PATRICIA M POEHLING LIVING TRUST 4525 NORTHBROOK RD 4525 NORTHBROOK RD LA CROSSE WI  54601-2965

17-10405-60 ROGER W POPELKA, CAROL B POPELKA 4827 STANLEY CT 4827 STANLEY CT LA CROSSE WI  54601-2906

17-10410-50 SCOTT FJELSTAD 4725 COUNTY ROAD B 4725 COUNTY ROAD B LA CROSSE WI 54601

17-10406-250 WALSH GOLF RANGE INC 4203 COUNTY ROAD B LA CROSSE WI  54601-2992

Properties within 200 feet of 4808 Stanley Ct

Applicant CHRISTOPHER M & KELLY JO EBERLEIN 4808 STANLEY CT 4816 STANLEY CT LA CROSSE WI  54603
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Properties within 200 feet of subject property. 

        = 4808 Stanley Ct 
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NOTICE OF HEARING ON 
APPLICATION FOR A CONDITIONAL USE PERMIT 

 
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 upon the application of Christopher and 
Kelly Jo Eberlein for the issuance of a Conditional Use Permit under Sec. 115-343 (15) of 
the Municipal Code of Ordinances of the City of La Crosse allowing for a detached garage. 
 

Said property is generally located at 4808 Stanley Court and is further described 
as follows: 
 
Tax Parcel 17-10405-16 
CERTIFIED SURVEY MAP NO. 185 VOL 19 LOT 5 DOC NO. 1803299 T/W 
ACCESS ESMT IN DOC NO. 1797560 

 
The City Plan Commission will meet to consider such application on Monday, May 1, 2023 

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. 

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

May 2, 2023 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, May 11, 2023 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 be heard for or against such proposed change, and may 
appear in person, by attorney or may file a formal objection; which objection forms are available 
on the City website at www.cityoflacrosse.org – Your Government – City Clerk – Forms – 
Conditional Use Permit. 
 

The application and supporting documentation 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, or in the Legislative Information Center which can be accessed from the 
City website at www.cityoflacrosse.org (search for File 23-0409). 
 

This notice is given pursuant to the order of the Common Council of the City of La Crosse. 
 
  Dated this 10th day of April, 2023.    

Nikki M. Elsen, City Clerk 
        City of La Crosse 
- - - - - - - - - - - - - - - - - - - - - - - - - - - -  
Publish:  April 18 and 25, 2023 
One (1) Affidavit 
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HERITAGE PRESERVATION COMMISSION REPORT 

Construction of second accessory structure on vacant adjacent lot 

Ordinance 115.344(15) 
 

TO:                              Heritage Preservation Commission 

FROM:                        Planning Staff 

MEETING DATE:     April 27, 2023 

 

PROPOSAL: The applicant wants to construct a second accessory structure on an 

adjacent vacant lot. The primary residence is located at 4816 Stanley Ct and the proposed 

garage will be located at 4808 Stanley Ct. 

 

PROPERTY OWNER: 

Christopher Eberlein 

4816 Stanley Ct 

La Crosse, WI 54603 

 

APPLICANT: Same as above. 

 

BACKGROUND: The HPC was given the responsibility to review plans for second 

accessory structures that are being constructed on lots that are adjacent to the property 

owner’s primary residence.  Property owners that want to construct a second garage per 

Section 115.344(15) of the La Crosse Municipal Code. Plans must apply for a 

Conditional Use Permit and have their plans reviewed and approved by the HPC, the Plan 

Commission, and the Common Council before a building permit can be issued.  Below is 

the Ordinance. 
 

115.344(15) A second accessory structure or replacement accessory structure may be 

permitted on an adjacent vacant lot under the same ownership in the Single-Family 

Residence District notwithstanding the requirement that there be a principal dwelling or 

house on one of the lots and provided said accessory structure meets the following: 

(a) Architectural standards provided for in the carriage house provision of this 

code. 

(b) The vacant lot is a lot of record. 

(c) The construction of a new accessory structure or replacement accessory 

structure does not prevent the building of a principal dwelling or house on said 

vacant lot in the future. 

(d) The Heritage Preservation Commission and City Plan Commission must 

review final architectural and design plans prior to issuance of a building permit. 

(e) The location of said accessory structure or replacement accessory structure 

shall meet all other requirements of the R-1 Single Family Residence District.  

 

PROJECT DESCRIPTION: The applicant is proposing to construct a new 28x34ft 

single story garage that will be less than 17ft in height. Staff discussed the proposed 

garage and its design with the applicant after submittal of their Conditional Use Permit 

24



application and received additional design details. The below description reflects that 

discussion. 

 

North Façade 

 
The north facade includes an overhead door with a decorative window slate and a service 

door with windows.  

 

West Façade 

 
The west façade includes an overhead door with a decorative window slate. There is a 

transom window located above the overhead door. The applicant has stated that they 

25



intend to add a trim piece to separate the side wall of the garage with the gable. The gable 

will be sided with LP SmartSide shakes. 

 

South Façade 

 
There are no unique features to delineate on this façade. 

 

East Façade 
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The east façade includes an off-center overhead door with a decorative window slate. The 

applicant has stated that they intend to add a trim piece to separate the side wall of the 

garage with the gable. The gable will be sided with LP SmartSide shakes. 

 

The roof will consist of asphalt shingles to match the house. The garage will be sided 

with LP Smart siding that will have a clapboard siding appearance when installed. The 

applicant stated to staff that they intend to side the primary house in the same manner 

within the next few years. The garage is intended to be primarily used for storage of 

implements and equipment to maintain both properties. Access to the property is 

primarily used via an existing gravel road along an easement on the property to the south.  

 

See attached plans for more information. 

 

ANALYSIS:   

 

One of the criteria for reviewing these applications is that it follows the architectural 

standards provided in the carriage house ordinance. The intent of this ordinance is to 

promote the livability of older neighborhoods by permitting unique designs of 

accessory buildings that are architecturally compatible with the primary structure. This 

is to ensure that the proposed accessory structure is in keeping with the historic nature 

of the primary structure and surrounding properties. The proposed accessory structure 

is in a neighborhood that is located within a more rural area of the City, complete with 

newer homes and larger city lots, aspects that are not what the carriage house ordinance 

was intended for. That being said, the proposed design does have provide some 

architectural features that are recommended per the carriage house ordinance. This 

includes overhead garage and service doors with windows, trim board separating the 

gable and side walls, shakes in the upper gable, and exterior materials that give the 

appearance of clapboard siding.  

 

Staff finds that the proposed design of this garage meets all of the requirements of this 

ordinance including being located on the lot in a manner that will allow a house to 

constructed be constructed in the future.  

 

RECOMMENDED ACTION BY STAFF: The design of the proposed second garage is 

recommended for approval with the condition that trim boards and shakes in the gables 

are used as stated in the above report by the applicant. 
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City of La Crosse, WI City Plan Commission Staff Report May 1, 2023 

Agenda Item 23-0409 (Tim Acklin & Jenna Dinkel)  

Application of Christopher and Kelly Jo Eberlein for a Conditional Use Permit at 4808 Stanley Court 
allowing for a detached garage. 

General Location  

Council District 2, not in a Neighborhood Association. Located on Stanley Ct off of County Road B as 
depicted on attached Map PC23-0409. Surrounding the property is single-family housing. 

Background Information 

The applicant is requesting a conditional use permit to construct a second accessory structure on an 
adjacent vacant lot. The primary residence is located at 4816 Stanley Ct and the proposed detached 
garage will be located at 4808 Stanley Ct. There are three potential access points to the garage that 
include two public rights-of-way and one easement. Part of this property is in the flood plain, so the 
garage is going to be elevated on a floating slab to bring it out of the flood plain. 

The design features of the garage include a roof which will consist of asphalt shingles to match the 
house. The garage will be sided with LP Smart siding that will have a clapboard siding appearance 
when installed. The applicant stated to staff that they intend to side the primary house in the same 
manner within the next few years. The garage is intended to be primarily used for storage of 
implements and equipment to maintain both properties. Access to the property is primarily used via an 
existing gravel road along an easement on the property to the south.  

Recommendation of Other Boards and Commissions  

The Heritage Preservation Commission met on April 27, 2023, to recommend approval of the 
application and plans.  

Consistency with Adopted Comprehensive Plan 

A second accessory structure is permitted on a vacant lot if it does not hinder the development of a 
principal dwelling or house on the vacant lot in the future.  

Staff Recommendation 

In order to have a second accessory structure on an adjacent lot the applicant must apply for a CUP 

and meet the following requirements: 

(a) Architectural standards provided for in the carriage house provision of this code.

a. The proposed accessory structure is in a neighborhood that is in a rural area of the city, 

which includes larger lot sizes and newer homes. The carriage house ordinance was 

intended to permit accessory buildings that are architecturally compatible with the 

primary structure in older neighborhoods to ensure the structure keeps the historic 

nature of surrounding properties. The proposed design does have some architectural 

28



City of La Crosse, WI City Plan Commission Staff Report May 1, 2023 

features recommended in the carriage house ordinance including overhead garage and 

service doors with windows, trim board separating the gable and side walls, shakes in 

the upper gable, and exterior materials that give the appearance of clapboard siding. 

Please refer to the staff report for the Heritage Preservation Commission that is attached 

to this legislation for more information.  

(b) The vacant lot is a lot of record.

a. The lot was established as a lot of record via a Certified Survey Map. 

(c) The construction of a new accessory structure or replacement accessory structure does not prevent the 

building of a principal dwelling or house on said vacant lot in the future. 

a. The new accessory structure does not prevent the building of a principal dwelling in the 

future.  

(d) The Heritage Preservation Commission and City Plan Commission must review final architectural and 

design plans prior to issuance of a building permit. 

a. Both commissions will review as part of the May Council cycle. Revisions to these plans 

were discussed and agreed upon between staff and the applicant and reviewed and 

approved by the Heritage Preservation Commission.  

(e) The location of said accessory structure or replacement accessory structure shall meet all other 

requirements of the R-1 Single Family Residence District. 

a. Yes, accessory structure meets R-1 requirements. The accessory structure is 28’ X 34’ 

making it 952 square feet which is less than the 1000 square feet maximum. It also 

meets height requirements with a height of 17 feet.   

This item is recommended for approval after meeting all conditions for a conditional use permit 

for a second accessory structure on an adjacent vacant lot with the condition that trim boards 

and shakes in the gables are used by the applicant as stated in the Heritage Preservation report. 

Routing J&A 5.2.2023
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Tax Parcel Number OwnerName PROPADDCOMP MailingAddress MailCityStateZip

17-20246-32  WATER PLACE ONE LLC 529 PARK PLAZA DR 920 10TH AVE N ONALASKA WI  54650

17-20273-30  CITY OF LACROSSE 333 PARK PLAZA DR 400 LA CROSSE ST LA CROSSE WI  54601

17-20273-30  CITY OF LACROSSE 301 PETTIBONE DR S 400 LA CROSSE ST LA CROSSE WI  54601

17-20273-30  CITY OF LACROSSE 700 PETTIBONE DR N 400 LA CROSSE ST LA CROSSE WI  54601

17-20273-30  CITY OF LACROSSE 401 PETTIBONE DR S 400 LA CROSSE ST LA CROSSE WI  54601

17-20273-30  CITY OF LACROSSE 101 PETTIBONE DR S 400 LA CROSSE ST LA CROSSE WI  54601

Properties within 200 feet of 455 Park Plaza Drive

APPLICANT ALLAN MCCORMICK 455 PARK PLAZA DR PO BOX 135 LA CRESCENT MN 55947
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USHY 14/61
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NOTICE OF HEARING ON 
APPLICATION FOR A CONDITIONAL USE PERMIT 

 
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 upon the application of Allan McCormick 
for the issuance of a Conditional Use Permit under Sec. 115-356 of the Municipal Code of 
Ordinances of the City of La Crosse allowing for removal of structure and creation green space 
for future development of a multi-story, mixed-use building. 
 
Said property is generally located at 455 Park Plaza Dr. and is further described as follows: 

 
Tax Parcel 17-20246-10: HOESCHLER'S PARK PLAZA ADDN LOT 1 LOT SZ: 2.3743 AC 
 
Tax Parcel 17-20273-10: PRT GOVERNMENT LOT 5 COM NE COR LOT 1 HOESCHLER 
PARK PLAZA ADDN S17D8ME 131.47FT TO POB S17D8ME 223.05FT S89D 7MW 85.62FT 
N5D22ME 212.75FT TO POB & COM NE COR LOT 1 HOESCHLER PARK PLAZA ADDN 
S17D8ME 131.47FT S5D22MW 225.37FT TO POB S5D22MW 89.8 FT N88D44MW 225.92FT 
N26D7M 31SW 63.49FT N84D2ME 39.65FT N84D2ME 224FT TO POB & COM NE COR LOT 
1 HOESCHLER PARK PLAZA ADDN S17D8ME 131.47FT S5D55MW 225.37FT S84D2MW 
224 FT TO POB N6D13MW 92.2FT N80D13MW 235.5FT S4D13ME 91.11FT S80D13ME 
239.63FT TO POB & 2 PRCLS LYG W SD LOT 1 1 COM NW OF LOT 1 S4D13ME 101.7FT 
N80D13MW TO WATERS EDGE NLY ALG WATERS EDGE TO EXTD N LN LOT 1 
N72D52ME TO POB & LAND BOUNDED BY S LN PREV PRCL, S LN LOT 1 EXTD W & 
WATERS EDGE EX CSM NO. 14 VOL 17 DOC NO. 1683829 
 
Tax Parcel 17-20273-11: CERTIFIED SURVEY MAP NO. 14 VOL 17 DOC NO. 1683829 PRT 
LOT 2 LYG SLY OF N LN LOT 1 HOESCHLERS PARK PLAZA ADDN EXTD WLY TO THE 
WATERS EDGE 
 
Tax Parcel 17-20273-20: PRT GOVERNMENT LOT 5 COM NE COR LOT 1 HOESCHLER 
PARK PLAZA ADDN S17D8ME 353.76FT TO POB S17D8ME 200.75FT S72D 52MW 175.5FT 
N5D22ME 78.53FT N88D44MW 247.17FT TO WATERS EDGE NLY 65FT S88D44ME 
239.75FT N5D22ME 102.42FT N89D7ME 85.62FT TO POB 
 
Tax Parcel 17-20273-50: PRT GOVERNMENT LOT 5 COM NE COR LOT 1 HOESCHLER 
PARK PLAZA ADDN S17D8ME 555.27FT TO N LN OF DR S72D52MW 175.5 FT TO POB 
N5D22ME 78.53FT N88D44MW 236FT SLY ALG WATERS EDGE TO EXTD N LN OF DR 
N72D52ME TO POB LOT SZ:.7003 AC 

 
The City Plan Commission will meet to consider such application on Monday, May 1, 2023 

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. 

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

May 2, 2023 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, May 11, 2023 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 residential property owner whose land abuts the subject property may request an 

opaque privacy fence of a minimum of five (5) feet and no more than eight (8) feet in height to be 
required in residential zoned districts. Such fence shall be placed on the property line and shall 
run from the front set back line to the rear property line. 
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 Any person interested may be heard for or against such proposed change, and may 
appear in person, by attorney or may file a formal objection; which objection forms are available 
on the City website at www.cityoflacrosse.org – Your Government – City Clerk – Forms – 
Conditional Use Permit. 
 

The application and supporting documentation may be examined in the Office of the City 
Clerk, La Crosse City Hall, between the hours of 8:30 a.m. and 5:00 p.m. on any regular business 
day, holidays excepted, or in the Legislative Information Center which can be accessed from the 
City website at www.cityoflacrosse.org (search for File 23-0410). 
 

This notice is given pursuant to the order of the Common Council of the City of La Crosse. 
 
  Dated this 10th day of April, 2023.    

Nikki M. Elsen, City Clerk 
        City of La Crosse 
- - - - - - - - - - - - - - - - - - - - - - - - - - - -  
Publish:  April 18 and 25, 2023 
One (1) Affidavit 
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City of La Crosse, WI City Plan Commission Staff Report May 1, 2023 

Agenda Item 23-0410 (Tim Acklin)  

Application of Allan McCormick for a Conditional Use Permit at 455 Park Plaza Drive allowing for 
removal of structure and creation of green space for future development of a multi-story, mixed-use 
building. 

General Location  

Council District 9. These properties are not within a Neighborhood Association. Located on Park Plaza 
Drive along Hwy 14/61 as depicted on attached Map PC23-0410. There are residential condominiums 
separated by a large vacant lot to the north, Pettibone Park to the east across Hwy 14/61, Pettibone 
Campground and a camper retailer to the south, and the West Channel of the Mississippi River to the 
west. 

Background Information 

The applicant is requesting a Conditional Use Permit to demolish the former Company Store call center 
building. The applicant intends to combine the five (5) parcels and develop a multi-story, mixed-use 
development. The applicant has stated that they intend to demolish the existing building by the end of 
year and begin construction of the new building in 2025. The site will sit as greenspace only and not be 
used as a parking lot. 

Community Risk Management indicates that the building has been registered as a vacant property as 
of May 13, 2019, but has likely been vacant longer. There are currently no Orders to Correct on the 
property. 

No plans were attached to the application. 

Recommendation of Other Boards and Commissions  

N/A 

Consistency with Adopted Comprehensive Plan 

Redevelopment of Brownfields and Underutilized Sites is a major objective in the Economic 
Development Element of the 2002 Comprehensive Plan. 

The enhancement of riverfront land for parks, housing, offices and river-dependent industries is also a 
major strategy identified in the Economic Development Element of the 2002 Comprehensive Plan. 

This site is within TID 10. Per the project plan TID 10 was established for the creation of new 
businesses, residential development, and/or a mix of these uses within it. 

Staff Recommendation 

The property is currently zoned Planned Development-General which occurred when TID 10 was 
created in an effort to promote redevelopment within the TID. This included the former SkipperLiner, 
Bikini Yacht Club, Holiday Inn, and Company Store parcels. Any proposed development will have to go 
through the rezoning process.  
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Redevelopment of these parcels have been anticipated for some time, including demolition of the 
existing building. Staff has met with the applicant regarding their future plans and have been working 
diligently with them to ensure that it continues to move forward with a shared vision. 

This item is recommended for approval with the condition that a Payment for Municipal Services 
Agreement is signed by the applicant and returned to the City prior to the May 11, 2023, Common 
Council Meeting. 

Routing J&A 5.2.2023
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City of La Crosse, Wisconsin City Hall

400 La Crosse Street

La Crosse, WI 54601

File Number: 23-0418

Agenda Date: 5/4/2023  Status: New BusinessVersion: 1

File Type: ResolutionIn Control: Finance & Personnel Committee

Agenda Number: 

Page 1  City of La Crosse, Wisconsin Printed on 4/28/2023
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23-0418 
Proposed Amended Resolution for F&P 5.4.2023 

 
Amended Resolution transferring City-owned parcels to the Redevelopment Authority of La 

Crosse for the development of River Point District. 

RESOLUTION 

WHEREAS, in 1962 the City of La Crosse established the Redevelopment Authority of 

La Crosse (RDA) for the purpose of carrying out blight elimination and urban renewal projects; 

and 

WHEREAS, in 1995 the Common Council and RDA approved the Redevelopment Plan 

Riverside Redevelopment Project and its subsequent amendments in 1997 and 1998 which 

identify the plan for the RDA to acquire parcels in this area for redevelopment; and 

WHEREAS, the City of La Crosse owns parcel 17-20250-20 which was acquired for the 

extension of River Bend Dr and is a part of the Redevelopment Plan Riverside Redevelopment 

Project and also 100 Causeway, parcel 17-20251-15; and 

WHEREAS, in 2014, the RDA and City conducted a charrette process to form a Master 

Plan for the Riverside North redevelopment area that includes these this parcels; and  

WHEREAS, in October 2019 the RDA renamed this development area River Point 

District. 

NOW, THEREFORE BE IT RESOLVED by the Common Council of the City of La 

Crosse, the City shall transfer these this parcels to continue the development.  

BE IT FURTHER RESOLVED that the Redevelopment Authority will cover any costs 

associated with the transfer and closing. 

BE IT FURTHER RESOLVED City Staff is authorized to take any further action to 

effectuate this resolution. 
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23-0418 

Resolution transferring City-owned parcels to the Redevelopment Authority of La Crosse for the 

development of River Point District. 

RESOLUTION 

WHEREAS, in 1962 the City of La Crosse established the Redevelopment Authority of 

La Crosse (RDA) for the purpose of carrying out blight elimination and urban renewal projects; 

and 

WHEREAS, in 1995 the Common Council and RDA approved the Redevelopment Plan 

Riverside Redevelopment Project and its subsequent amendments in 1997 and 1998 which 

identify the plan for the RDA to acquire parcels in this area for redevelopment; and 

WHEREAS, the City of La Crosse owns parcel 17-20250-20 which was acquired for the 

extension of River Bend Dr and is a part of the Redevelopment Plan Riverside Redevelopment 

Project and also 100 Causeway, parcel 17-20251-15; and 

WHEREAS, in 2014, the RDA and City conducted a charrette process to form a Master 

Plan for the Riverside North redevelopment area that includes these parcels; and  

WHEREAS, in October 2019 the RDA renamed this development area River Point 

District. 

NOW, THEREFORE BE IT RESOLVED by the Common Council of the City of La 

Crosse, the City shall transfer these parcels to continue the development.  

BE IT FURTHER RESOLVED that the Redevelopment Authority will cover any costs 

associated with the transfer and closing. 

BE IT FURTHER RESOLVED City Staff is authorized to take any further action to 

effectuate this resolution. 
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Agenda Item 23-0418 (Andrea Trane)  

Resolution transferring City-owned parcels to the Redevelopment Authority of La Crosse for the 
development of River Point District. 

General Location  

108-110 Causeway Blvd, River Point District 

Background Information 

The City acquired this property in 2022 for a street opening for River Bend Rd, the main street through 
River Point District.  This intersection will connect with the lighted intersection on Copeland outside 
Festival Foods.  This property is to be combined through the plat with the rest of the development which 
has already been transferred to the Redevelopment Authority. 

Recommendation of Other Boards and Commissions  

Approved by the Redevelopment Authority April 27, 2023 

Consistency with Adopted Comprehensive Plan 

This connection to River Point District is a part of the development’s master plan.   

Staff Recommendation 

Approval 

Routing F&P 5.4.2023
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NOTICE OF HEARING ON 
REQUEST FOR EXCEPTION TO MINIMUM HEIGHT STANDARDS 

 
TO WHOM IT MAY CONCERN: 
 
 Notice is hereby given that the Common Council of the City of La Crosse by its Judiciary 
and Administration Committee will hold a public hearing upon the Request of Northern Grounds 
Properties LLC for an Exception to Minimum Height Standards under Chapter 115, Article 

VII of the Code of Ordinances of the City of La Crosse allowing for a drive-thru coffee kiosk. 

Said property is generally located at 224 La Crosse Street and is further described as follows: 

 
Tax Parcel 17-20009-95 
TOWN OF LA CROSSE PRT LOTS 8, 9 & 10 BLOCK 15 COM NE COR LOT 10 W ALG 
S LN LA CROSSE ST 150.59FT TO PT 1.62FT E OF NW COR SD LOT S 134.02FT E 
150.58FT TO W LN 3RD ST N ALG ST 134.79FT TO POB T/W ESMT IN DOC NO. 
1643441& CORRECTED BY DOC NO. 1646791 LOT SZ: IRR 

 
The City Plan Commission will meet to consider such application on Monday, May 1, 2023 

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. 

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

May 2, 2023 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, May 11, 2023 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 be heard for or against such proposed change, and may 
appear in person, by attorney or may file a formal objection, which objection forms are available 
in the City Clerk’s Office. 
  

The application and supporting documentation 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, or in the Legislative Information Center which can be accessed from the 
City website at www.cityoflacrosse.org (search for File 23-0450). 
  
 Dated this 19th day of April, 2023.    

Nikki M. Elsen, City Clerk 
        City of La Crosse 
- - - - - - - - - - - - - - - - - - - - - - - - - - - -  
Mailed to property owners: 4/19/2023. 
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Tax Parcel Number OwnerName PROPADDCOMP MailingAddress MailCityStateZip

17-20009-110

CLIFFORD LECLEIR REVOCABLE TRUST

SANDRA LECLEIR REVOCABLE TRUST 401 3RD ST N N2487 NUTTLEMAN RD LA CROSSE WI  54601

17-20009-20 NORTHERN STATES POWER CO 615 2ND ST N PO BOX 8 EAU CLAIRE WI  54702-0008

17-20009-30 GOVERNMENTAL EMPLOYEES CU 225 LA CROSSE ST 225 LA CROSSE ST LA CROSSE WI  54601

17-20009-40 CITY OF LACROSSE 621 3RD ST N 400 LA CROSSE ST LA CROSSE WI  54601

17-20009-75 LACROSSE HOTEL GROUP LLC 511 3RD ST N 511 3RD ST N LA CROSSE WI  54601

17-20021-10

DANIEL FELD, ERIKA TOTH

C/O CAVE ENTERPRISES 507 & 515 4TH ST N 1624 18TH ST W CHICAGO IL  60608

17-20021-30 CITY OF LACROSSE 500 4TH ST N 400 LA CROSSE ST LA CROSSE WI  54601

17-20141-20 CITY OF LACROSSE 400 LA CROSSE ST 400 LA CROSSE ST LA CROSSE WI  54601

17-20141-30 GERKE-EDWARDS PROPERTIES LLC 600 3RD ST N 901 ROSE ST LA CROSSE WI  54603

17-20163-100 CBDC 2022 LLC 601 7TH ST N, STE 1, 101-104, 201-203 750 3RD ST N STE A LA CROSSE WI  54601

17-20163-110 RRJ HOLDINGS LLC 411 LA CROSSE ST 119 19TH ST N LA CROSSE WI  54601

17-20163-120 RRJ HOLDINGS LLC 601 LA CROSSE ST 119 19TH ST N LA CROSSE WI  54601

17-20253-300 CITY OF LACROSSE OKTOBERFEST STRASSE 400 LA CROSSE ST LA CROSSE WI  54601

Properties within 200 feet of 224 La Crosse Street

APPLICANT NORTHERN GROUNDS PROPERTIES LLC 1811 N SHORE DR CLEAR LAKE IA 50428

PROPERTY OWNER

CLIFFORD LECLEIR REVOCABLE TRUST

SANDRA LECLEIR REVOCABLE TRUST 224 LA CROSSE ST N2487 NUTTLEMAN RD LA CROSSE WI  54601
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Properties within 200 feet of 224 La Crosse Street 

  

 = subject property 
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Agenda Item 23-0450 (Andrea Trane)  

Request of Northern Grounds Properties LLC for an Exception to Minimum Height Standards allowing 
for a drive-thru coffee kiosk at 224 La Crosse Street. 

General Location  

Southwest corner of 3rd St and La Crosse St intersection, Council District 6, Downtown Neighborhood 
Association. 

Background Information 

The potential developer would like to build a one-story drive through coffee kiosk on this 0.456 acre 
vacant parcel. 

Under Sec. 115-390. - Height and area regulations., (e) Buildings erected or constructed after July 1, 
2002, in the area bounded by Cameron Street, Eighth Street, La Crosse River and Mississippi River 
within the multiple dwelling, special multiple dwelling, community business, commercial, light industrial, 
heavy industrial, planned development or public and semi-public district shall have a minimum of two 
stories in height. City park land and structures thereon within said boundaries shall be exempt from the 
provisions of this paragraph. The requirements of this paragraph may be modified or waived upon 
application to the Common Council. Applications shall be considered after a public hearing is duly 
noticed in advance and all property owners within 200 feet have been notified. An application fee in the 
amount established by resolution must be submitted to the City Clerk's Office at the time of submittal. 

When this ordinance was created in 2002, the resolution stated “the commercial well being of the 
central city necessitates the construction of new buildings so as to be compatible with existing buildings 
and so as to further the revitalization of the City’s Central Business District, including its real property 
tax base.” 

Recommendation of Other Boards and Commissions  

N/A 

Consistency with Adopted Comprehensive Plan 

Future Land Use of the Comprehensive Plan is “Downtown” which allows and promotes high-intensity 
office, retail, housing, entertainment, convention and public land uses, preferably in mixed-use 
buildings. High priority is placed on providing attractive public amenities with strong pedestrian 
orientations. A one-story, car focused coffee kiosk would not be consistent with this use. 

Inappropriate building design is also an issue that was identified in the Urban Design Element chapter 
of the plan.  Staff feels that the proposed design would detract from the character and appearance of 
the downtown. 

This site is also identified as a Prototypical Development Opportunity Site in the more recently adopted 
Imagine 2040 Downtown Plan.  As an existing surface parking lot, the redevelopment opportunity is 
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identified as vertical mixed-use.  Further explanation of Prototypical Development is attached to this 
report. 

Staff Recommendation 

This item is recommended to be denied.  In reviewing the staff report written in 2002 during the 
introduction of this ordinance, many of those points remain relevant 21 years later.  At that time staff 
stated “Downtowns by their nature should be dense and contain building mass that is urban in nature.  
The City, being landlocked, can ill afford to not encourage buildings to go up rather than out”.  We have 
seen great success in development downtown and feel that is helped through requirements such as the 
height standard. 

Routing J&A 5.2.2023
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23-0244 
 

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 Single Family 
Residence to the Residence District allowing for the existing dwelling to be used 
as a duplex at 3019 Ward Avenue. 
 

 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 Single Family Residence to the Residence 
District on the Master Zoning Map, to-wit: 
 

Tax Parcel 17-50110-110  
SOUTH WEDGEWOOD ADDITION LOT 6 BLOCK 3 LOT SZ: 80 X 125 
 
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. 

 
____________________________ 

      Mitch Reynolds, Mayor 
 
 

 ____________________________ 
      Nikki M. Elsen, City Clerk 
Passed: 
Approved: 
Published: 
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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 Single Family 
Residence to the Residence District allowing for the existing dwelling to be 
used as a duplex at 3019 Ward Avenue. 
 
Property is presently: formerly a residence for a handicapped person with an 
addition created as a residence for the caregiving staff. 
 
Property is proposed to be used as: a duplex. 
 
Rezoning is necessary: because current zoning only allows the property to 
be used as a single family home. 
 
Tax Parcel 17-50110-110  
SOUTH WEDGEWOOD ADDITION LOT 6 BLOCK 3 LOT SZ: 80 X 125 

The City Plan Commission will meet to consider such application on Monday, April 3, 
2023, 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. 

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

April 4, 2023, 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, April 13, 2023, 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 be heard for or against such proposed change, and may 
appear in person, by attorney or may file a formal objection, which objection forms are available 
in the City Clerk’s Office. 
  

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 
23-0244). 
  
 Dated this 24th day of February, 2023.    

Nikki M. Elsen, City Clerk 
        City of La Crosse 
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Tax Parcel # OwnerName PROPADDCOMP Mailing Address MailCityStateZip

17-50109-80 JORDAN JOLING, BRITTNI JOLING 3013 LINCOLN AVE 3013 LINCOLN AVE LA CROSSE WI  54601-7477

17-50109-90 FIRST EVANGELICAL LUTHERAN CONGREGATION 3023 LINCOLN AVE 400 WEST AVE S LA CROSSE WI  54601-4759

17-50110-10 BROCK C MCMULLEN, HAYLEY K MCMULLEN 3101 LINCOLN AVE 3101 LINCOLN AVE LA CROSSE WI  54601-7476

17-50110-100 JUDY E HANLEY 2009 REVOCABLE TRUST 3103 WARD AVE 3103 WARD AVE LA CROSSE WI  54601-7490

17-50110-110 QUALITY LIFE INVESTMENTS LLC 3019 WARD AVE 210 N MAIN ST WESTBY WI  54667

17-50110-120 ROBERT MAHR 3011 WARD AVE 3011 WARD AVE LA CROSSE WI  54601-7467

17-50110-130 BERNADINE M WOYCZIK 3003 WARD AVE 3003 WARD AVE LA CROSSE WI  54601-7467

17-50110-140

SHELLIA M FILLNER, DEBRA K CARPENTER,

CHARLES J HOFFMANN, JEANNETTE HOFFMANN,

DAVID CARPENTER, NANCY KNEELAND 2929 WARD AVE 2929 WARD AVE LA CROSSE WI  54601-7468

17-50110-60 RICHARD L ROCHELT, TAMMIE L ROCHELT 2702 32ND ST S 2702 32ND ST S LA CROSSE WI  54601-7453

17-50110-70 JASON MCCOY 2710 32ND ST S 2710 32ND ST S LA CROSSE WI  54601

17-50110-80 DENNIS H HANSEN, SUSAN T HANSEN 2720 32ND ST S 2720 32ND ST S LA CROSSE WI  54601-7453

17-50110-90 JOHN P WEBSTER 3111 WARD AVE 3111 WARD AVE LA CROSSE WI  54601-7490

17-50111-100 DAVID B SWAN, MICHELINE SWAN 3024 LINCOLN AVE 3024 LINCOLN AVE LA CROSSE WI  54601-7462

17-50111-110 GARY L GARTNER, MARSHA G GARTNER 3100 LINCOLN AVE 3100 LINCOLN AVE LA CROSSE WI  54601

17-50111-120 DEAN R ELLEFSON 3108 LINCOLN AVE 3108 LINCOLN AVE LA CROSSE WI  54601-7463

17-50111-70 KIMBERLY M CARLSON 3000 LINCOLN AVE 3000 LINCOLN AVE LA CROSSE WI  54601-7462

17-50111-80 WESLEY TOWNE, MALLORY TOWNE 3008 LINCOLN AVE 3008 LINCOLN AVE LA CROSSE WI  54601

17-50111-90 DAVID L CRAIG, JACKIE R CRAIG 3016 LINCOLN AVE 3016 LINCOLN AVE LA CROSSE WI  54601-7462

17-50195-20 ROBERT P DEML 2924 WARD AVE 2924 WARD AVE LA CROSSE WI  54601-7464

17-50195-30 JEFFREY D GOEDE, KAREN GOEDE 3002 WARD AVE 3002 WARD AVE LA CROSSE WI  54601-7465

17-50195-40 JEFF M BAHR 2812 BROOK CT 500 LAS OLAS BLVD E APT 2505 FT LAUDERDALE FL 33301-2581

17-50311-20 FRED K WILLIAMS, ANTOIWANA K WILLIAMS 3014 WARD AVE 3014 WARD AVE LA CROSSE WI  54601-7496

17-50311-25 BRENT & DIANE DWYER 2811 BROOK CT 2811 BROOK CT LA CROSSE WI  54601

17-50311-30 LTTW LLC 3016 WARD AVE 19201 STATE ROAD 21 TOMAH WI  54660

17-50311-35 SARAH & JEREMY MOSLEY 2802 31ST ST S 2802 31ST ST S LA CROSSE WI 54601

17-50311-40 DONALD & PHYLLIS GREENO 2816 31ST ST S 2816 31ST ST S LA CROSSE WI 54601

17-50312-20 SHANE SOMMERFELDT, BRITTANY DUMMER 2803 31ST ST S 2803 31ST ST S LA CROSSE WI  54601-7732

17-50312-30 BENJAMIN & HANA SCHAUF 2809 31ST ST S 2809 31ST ST S LA CROSSE WI 54601

17-50196-40 DOROTHY L JEFFERY, DAWN M JEFFERY 2819 BROOK CT 2819 BROOK CT LA CROSSE WI 54601

17-50311-10 LACROSSE COUNTY 3018 WARD AVE 212 6TH ST N RM 2400 LA CROSSE WI 54601

17-50312-10 CLARE RASMUSSEN & MICHAEL TUMILOWICZ 2817 31ST ST S 2817 31ST ST S LA CROSSE WI 54601

Parcels within 20 feet of 3019 Ward Ave

APPLICANT: JAMES CHERF 2949 BROADVIEW PL LA CROSSE WI 54601
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 Subject Parcel: 3019 Ward Ave 
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City of La Crosse, WI City Plan Commission Staff Report April 3, 2023 

Agenda Item 23-0244 (Lewis Kuhlman)  

AN ORDINANCE to amend Subsection 115-110 of the Code of Ordinances of the City of La Crosse by 
transferring certain property from the Single-Family Residence to the Residence District allowing for the 
existing dwelling to be used as a duplex at 3019 Ward Avenue. 

General Location 

Council District 12, on the north side of Ward Ave between 29th St and 32nd St as depicted in Map 23-
0244.  Adjacent land uses consist of singe family, single story homes.   

Background Information 

A former owner added a separate living quarter for a caregiver at this residence and it has had two 
units for 12 years.  Attached caretaker residential units are a conditional use in R1 per Sec. 115-
343(16).  The main residence has two bedrooms, and the caretaker unit has one.  The entrance to the 
caretaker unit is in the backyard and accessed by sidewalk from the front driveway. On the sidewalk 
side, the building is setback from the property line 17 feet—the minimum would be 7 feet for a duplex.  
We are not aware of any exterior changes that would result from the rezoning.  Ward Ave is a minor 
arterial and there are three bus routes with stops along Ward Ave / Losey Blvd and 33rd St.  To date, 
the City Clerk received two letters of objection. 

Recommendation of Other Boards and Commissions  

Not applicable 

Consistency with Adopted Comprehensive Plan 

The Future Land Use Map shows this parcel as SFH – Single Family Housing, which entails 
predominant development of detached or semidetached (side-by-side duplex) housing.    

Staff Recommendation 

Approval – the residence is already split into two units and likely would not change the appearance or 
character of the neighborhood.  While not a side-by-side duplex, the building’s height and size are 
comparable to adjacent houses.  One duplex among three single-family homes on lots of similar size 
would align with the maximum of five residential units per acre.  Three-bedroom residences may be 
desirable, but the second unit was an addition rather than created by dividing the house.  To address 
some of the concerns of the objectors, regardless of whether the residence has one or two units, the 
home could be rented, have just as many vehicles, and just as much noise. 

Requiring at least four parking spaces for three total bedrooms seems onerous and the Common 
Council may want to consider amending the minimum parking requirements in Sec. 115-393(a)(10)(i). 

Routing J&A 4.4.2023
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Legal Objection Table for 3019 Ward Avenue

TaxParcelN OwnerName CompleteAd CompleteSe City State ZipCode PROPADDCOM Shape_Area Areasqft Objection Sqft

17-50109-80  JORDAN JOLING, BRITTNI JOLING 3013 LINCOLN AVE  LA CROSSE WI 54601-7477 3013 LINCOLN AVE 8924.775145 544.68

17-50109-90  FIRST EVANGELICAL LUTHERAN CONGREGATION 400 WEST AVE S  LA CROSSE WI 54601-4759 3023 LINCOLN AVE 9449.72241 1860.15

17-50110-10  BROCK C MCMULLEN, HAYLEY K MCMULLEN 3101 LINCOLN AVE  LA CROSSE WI 54601-7476 3101 LINCOLN AVE 13124.38835 595.62

17-50110-60  RICHARD L ROCHELT, TAMMIE L ROCHELT 2702 32ND ST S  LA CROSSE WI 54601-7453 2702 32ND ST S 9254.241557 1872.99

17-50110-70  JASON MCCOY 2710 32ND ST S  LA CROSSE WI 54601 2710 32ND ST S 7859.724326 2839.30

17-50110-80  DENNIS H HANSEN, SUSAN T HANSEN 2720 32ND ST S  LA CROSSE WI 54601-7453 2720 32ND ST S 9795.437472 3780.75

17-50110-90  JOHN P WEBSTER 3111 WARD AVE  LA CROSSE WI 54601-7490 3111 WARD AVE 9778.928342 9778.93

17-50110-100  JUDY E HANLEY 2009 REVOCABLE TRUST 3103 WARD AVE  LA CROSSE WI 54601-7490 3103 WARD AVE 10000.10277 10000.10 Y 10000.10

17-50110-120  ROBERT MAHR 3011 WARD AVE  LA CROSSE WI 54601-7467 3011 WARD AVE 10000.4842 10000.48 Y 10000.48

17-50110-130  BERNADINE M WOYCZIK 3003 WARD AVE  LA CROSSE WI 54601-7467 3003 WARD AVE 10000.56681 10000.57

17-50110-140

 SHELLIA M FILLNER, DEBRA K CARPENTER, CHARLES J HOFFMANN,

JEANNETTE HOFFMANN, DAVID CARPENTER, NANCY KNEELAND 2929 WARD AVE  LA CROSSE WI 54601-7468 2929 WARD AVE 10000.80546 5000.84 Y 1666.946 2 of 6 owners

17-50111-70  KIMBERLY M CARLSON 3000 LINCOLN AVE  LA CROSSE WI 54601-7462 3000 LINCOLN AVE 9598.902558 3251.28

17-50111-80  WESLEY TOWNE, MALLORY TOWNE 3008 LINCOLN AVE  LA CROSSE WI 54601 3008 LINCOLN AVE 9599.034329 9598.98 Y 9598.98

17-50111-90  DAVID L CRAIG, JACKIE R CRAIG 3016 LINCOLN AVE  LA CROSSE WI 54601-7462 3016 LINCOLN AVE 9599.146152 9599.15 Y 9599.15

17-50111-100  DAVID B SWAN, MICHELINE SWAN 3024 LINCOLN AVE  LA CROSSE WI 54601-7462 3024 LINCOLN AVE 9599.329149 9599.33 Y 9599.33

17-50111-110  GARY L GARTNER, MARSHA G GARTNER 3100 LINCOLN AVE  LA CROSSE WI 54601 3100 LINCOLN AVE 9599.578439 9599.58

17-50111-120  DEAN R ELLEFSON 3108 LINCOLN AVE  LA CROSSE WI 54601-7463 3108 LINCOLN AVE 9599.632622 9599.63

17-50195-20  ROBERT P DEML 2924 WARD AVE  LA CROSSE WI 54601-7464 2924 WARD AVE 7242.06889 1656.18

17-50195-30  JEFFREY D GOEDE, KAREN GOEDE 3002 WARD AVE  LA CROSSE WI 54601-7465 3002 WARD AVE 7263.022965 7232.27 Y 7232.27

17-50195-40  JEFF M BAHR 500 LAS OLAS BLVD E APT 2505 FT LAUDERDALE FL 33301-2581 2812 BROOK CT 11982.24889 1538.96

17-50196-40  DOROTHY L JEFFERY, DAWN M JEFFERY 2819 BROOK CT  LA CROSSE WI 54601-7711 2819 BROOK CT 7835.366316 4214.55

17-50311-10  LACROSSE COUNTY 212 6TH ST N RM 2400 LA CROSSE WI 54601 3018 WARD AVE 494.0435955 494.04

17-50311-20  FRED K WILLIAMS, ANTOIWANA K WILLIAMS 3014 WARD AVE  LA CROSSE WI 54601-7496 3014 WARD AVE 8945.948709 8945.95 Y 8945.95

17-50311-25  BRENT D DWYER, DIANE K DWYER 2811 BROOK CT  LA CROSSE WI 54601-7711 2811 BROOK CT 7239.774134 7239.77

17-50311-30  LTTW LLC 19201 STATE ROAD 21  TOMAH WI 54660 3016 WARD AVE 7980.687672 7980.69

17-50311-35  SARAH MOSLEY, JEREMY MOSLEY 2802 31ST ST S  LA CROSSE WI 54601-7754 2802 31ST ST S 7705.239403 7705.24

17-50311-40  DONALD J GREENO, PHYLLIS D GREENO 2816 31ST ST S  LA CROSSE WI 54601-7754 2816 31ST ST S 5450.067288 2898.17

17-50312-10  CLARE A RASMUSSEN, MICHAEL K TUMILOWICZ 2817 31ST ST S  LA CROSSE WI 54601-7732 2817 31ST ST S 9540.483592 500.68

17-50312-30  BENJAMIN SCHAUF, HANA SCHAUF 2809 31ST ST S  LA CROSSE WI 54601 2809 31ST ST S 6467.6567 2415.39

17-50312-20  SHANE SOMMERFELDT, BRITTANY DUMMER 2803 31ST ST S  LA CROSSE WI 54601-7732 2803 31ST ST S 11305.34646 5932.27

166276.50 66643.21 40.08%

Updated: 4/13/2023
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City of La Crosse, WI City Plan Commission Staff Report Addendum May 1, 2023  

Agenda Item 23-0244 (Lewis Kuhlman)  

AN ORDINANCE to amend Subsection 115-110 of the Code of Ordinances of the City of La Crosse by 
transferring certain property from the Single Family Residence to the Residence District allowing for the 
existing dwelling to be used as a duplex at 3019 Ward Avenue. 

Original Date of Staff Report 

April 3, 2023 

Reason for Referral 

CM Happel requested a 30-day referral to give time for the applicant to talk to the neighbors about what 
he intends to do with the residence.  He wanted this opportunity for the applicant to respond to 
neighbors’ objections and talk about the project.   

New Information 

The applicant showed the house to two objectors and described what he planned to do with it.  Happel 
participated in the tour and reached out to additional neighbors.  He mentioned that some just wanted 
the chance to speak at the public hearing.  Since the initial staff report, seven neighbors have submitted 
objections.  That brings the total to nine objectors, covering 40% of adjacent property.  Objectors cite 
concerns over potential changes in neighborhood dynamics, property value, sense of safety and 
security, noise, crime, traffic, on-street parking, and property maintenance.  

Staff Recommendation 

Approval - The second dwelling unit was an addition from decades ago and not a result of the 
residence being split. The building’s height and size are comparable to adjacent houses.  The applicant 
intends to fix up the existing residence, so the rezoning would likely not negatively impact the 
appearance or character of the neighborhood.   

Routing J&A 5.2.2023
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 Forward La Crosse: Comprehensive Plan Promotion 
 Campaign Dates:  April 22, 2022 - April 23, 2023 

 www.forwardlacrosse.org 

 Overview 
 Since its kickoff in April 22, 2022 the Comprehensive Plan Promotion (ie. Forward La 
 Crosse) has been actively collecting community feedback from; focus groups, resident 
 panels, online surveys, interviews, and other online and in person engagement 
 opportunities  and has seen significant participation  in surveys comparable to similar 
 size cities. See previous media on participation  here  .  The following document includes 
 earned media, reach (in person/online), and paid media used in the promotion. 

 ForwardLacrosse.org 
 The main website has seen in excess of 8,600 users since the start of the campaign. 

 E-newsletters 
 To date, 23 newsletters have been sent to an email list that has been steadily growing 
 throughout the promotion of the Forward La Crosse campaign.  Currently there are 
 5,035 subscribers, composed of local business owners, community organizations and 
 nonprofits, local media and community survey respondents. 

 Regional Press Releases 
 Seven regional  press releases  have been sent out and  contributed to gaining the 
 following earned media attention. 
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http://www.forwardlacrosse.org/
https://forwardlacrosse.org/community-participation-in-la-crosse-outperformed-similar-size-cities/
https://forwardlacrosse.org/news/


 Earned Media 
 WKBT: News8000.com  -  La Crosse to plumb residents’  ideas to update ‘Confluence’ 
 Comprehensive Plan 
 WIZM 92.3FM 1410AM  -  Forward La Crosse: Campaign launches  for community 
 feedback 
 FOX25/48 & WIProud  -  City of La Crosse updating its  comprehensive plan 
 La Crosse Tribune  -  Community can participate in 'Forward  La Crosse' campaign to 
 update city's comprehensive  … 
 Wisconsin Public Radio  -  Newsmakers, May 6, 2022 
 WXOW News 19  -  "Forward La Crosse" looking for community  feedback 
 La Crosse Local Podcast -  270: Tim Acklin | Forward  La Crosse 
 Wispolitics.com  -  Forward La Crosse: Partners with  La Crosse public library to 
 maximize community feedback 
 Wispolitics.com  -  City of La Crosse: Forward La Crosse  public input campaign closing 
 online input Friday July 29, 2022 
 WKBT:  “Forward La Crosse” committee wants to improve  bike and pedestrian safety 
 WXOW:  City seeks help to shape La Crosse's bike-friendly  future 

 Organizational Inclusion 
 The Greater La Crosse Area Diversity Council (Blog Post) -  Link 
 League of Women Voters of the La Crosse Area (FB) -  Link 
 La Crosse Area Chamber of Commerce  - March/April e-news 
 Downtown Mainstreet, Inc. - e-news 

 Printed/Screen/Online Locations 
 La Crosse Library 

 ●  Terminal available for public use to complete modules 
 ●  Print material available 

 City of La Crosse Website 
 ●  City Plan Page 

 La Crosse Municipal Transit 
 ●  Posters 

 La Crosse Municipal Airport 
 ●  QR code on monitors 
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https://lacrosselocal.com/e-270-tim-acklin-forward-la-crosse/
https://www.wispolitics.com/2022/forward-la-crosse-partners-with-la-crosse-public-library-to-maximize-community-feedback/
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https://www.wispolitics.com/2022/city-of-la-crosse-forward-la-crosse-public-input-campaign-closing-online-input-friday-july-29-2022/
https://www.wispolitics.com/2022/city-of-la-crosse-forward-la-crosse-public-input-campaign-closing-online-input-friday-july-29-2022/
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 Higher Education Promotion 
 Forward La Crosse information shared through the Viterbo University email system to 
 faculty, staff, and students. 

 ●  Posted on the Viterbo interior staff-only board. 

 The Racquet Press - Banner Ads: 9,597 impressions 

 La Crosse Area Chamber of Commerce E-newsletter Ads 
 Ran in four weekly newsletters - 1,600+ business leaders 

 Radio Advertising 
 Ad campaign that ran May 2 - May 6 

 ●  21 :30-second commercials 6a-M on WIZM 
 ●  21 :30-second commercials 6a-M on 95.7 The Rock 
 ●  5 :30-second commercial ran BTA with above schedule on WIZM 
 ●  5 :30-second commercial ran BTA with above schedule on Classic Hits 
 ●  Plus:  VOTE at forwardlacrosse.org to scroll on RDS every time a commercial 

 play 
 ●  Total :30-second commercials = 52 

 Note:  RDS is Radio Data System and is the text that scrolls on your car’s radio display. 

 Radio ad campaign that ran October 25 - December 31. Classic “Hitsmas” Sponsorship 
 - 94.7 

 ●  1 ad per hour of sponsorship Monday – Friday 
 ●  3 sponsorship mentions each day identifying Forward La Crosse as that hour’s 

 music sponsor. 

 Print Advertising 
 La Crosse Tribune - Sunday, May 1 and Wednesday, May 4th 

 ●  Front of the Hometown section 
 ●  High impact strip ad (9.889” w x3” tall) 

 Social Media Posting 
 The Forward La Crosse Facebook page reached 46,084 Facebook accounts organically 
 and Instagram reached 7,962 accounts. 

 ●  170 social media posts and six stories were created 
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 Social Media Advertising 
 161,900+ Impressions were served locally on Facebook and Instagram, resulting in 
 890+ clicks to the survey. 

 In-Stream Advertising Pre-Roll 
 238,500 + Impressions were served locally on Youtube. 

 Google Ads - Responsive Display Ads 
 1,000,000 + Impressions were served locally, resulting in 5,680+ clicks to the survey. 

 In Person Presentations/Discussions 
 Staff within the City of La Crosse Planning Department met with the following groups to 
 discuss the Comprehensive Plan program and encourage participation.  Meetings were 
 announced through Facebook Events and posted on the online calendars of local media 
 outlets (La Crosse Tribune, WKBT, etc), along with newsletter mentions and press 
 releases. 

 ●  Hintgen Neighborhood Association 
 ●  Bluffside Neighborhood Association 
 ●  Downtown Neighborhood Association 
 ●  WisCorp EnviroWednesdays 
 ●  Washburn Neighborhood Association 
 ●  Logan-Northside Neighborhood Association 
 ●  Holy Trinity - Longfellow Neighborhood Association 
 ●  Grandview - Emerson Neighborhood Association 
 ●  Powel, Poage, Hamilton Neighborhood Association 
 ●  Weigant - Hogan Neighborhood Association 
 ●  North La Crosse Business Association 
 ●  Holy Trinity - Longfellow Neighborhood Association 
 ●  Public Input Session:  Committee For Citizens with Disabilities 
 ●  Public Input Session:  Southside Neighborhood Center 
 ●  Public Input Session:  Black River Beach Neighborhood Center 
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	Staff/Department Responsible: Andrea Trane/Planning, Development and Assessment
	Requestor: Andrea Trane
	Location, if applicable: River Point District - 108-110 Causeway Blvd
	Background: Same as above
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