
City Plan Commission

City of La Crosse, Wisconsin

Meeting Agenda

City Hall

400 La Crosse Street

La Crosse, WI 54601

Council Chambers4:00 PMMonday, October 3, 2022

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

The meeting can be viewed by clicking this link (or typing the URL in your web browser address bar):

https://stream.lifesizecloud.com/extension/4796124/c7d43560-fea7-4613-9625-63af875bee87

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 August 29, 2022 meeting.

Agenda Items:

1 22-1126 Application of Mayo Clinic Health System for a Conditional Use Permit at 630 
10th Street S. allowing for demolition of structure for creation of green space 
and extension of adjacent parking lot.

Application

Notice of Hearing

200-foot Buffer List

Buffer Map

CPC Staff Report 10.3.22; 22-1126 LK

Affidavit of Publication - Hearing Notice

Attachments:

2 22-1140 AN ORDINANCE to amend Subsection 115-110 of the Code of Ordinances of 

the City of La Crosse by transferring certain property from the Residence 

District to the Public and Semi-Public District allowing for site repairs and 

improvements at 600 Losey Blvd. N.

Ordinance

Rezoning Petition

Cover Letter - 9.2.2000

Attachments:
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Notice of Hearing

200-Foot Buffer List

Buffer Map

CPC Staff Report 10.3.22; 22-1140 TA

Affidavit of Publication - Hearing Notice

3 22-1160 AN ORDINANCE to amend Subsection 115-110 of the Code of Ordinances of 

the City of La Crosse by transferring certain property from the Light Industrial 

District to the Multiple Dwelling District allowing for the creation of affordable 

housing units at 811 Monitor St.

Ordinance

Cover Letter

Rezoning Petition

Notice of Hearing

200-Foot Buffer List

Buffer Map

Undeliverable Notice - Resent 9.19.22

Elevation Certificate

Letter of Map Revision (LOM-R)

CPC Staff Report 10.3.22; 22-1160 TA

Affidavit of Publication - Hearing Notice

Objection - Bruha - 9.29.2022

Legal Objector Map

Objection Table - 9.29.2022

Attachments:

4 22-1178 Resolution approving sale of surplus property and allocation of funds related to 
certain charges on real estate at 717 Wall Street.

Resolution

Vacant Land Offer to Purchase signed

717 Wall St outstanding taxes

CPC Staff Report 10.3.22; 22-1178 AT

Attachments:

5 22-1231 Public Hearing regarding proposed amendment of the Project Plan of Tax 

Incremental District No. 18.

Public Hearing Notice, published September 26, 2022Attachments:

6 22-1232 Resolution Approving an Amendment to the Project Plan for Tax Incremental 

District No. 18.

Resolution

Project Plan TID 18 2022 Plan Amendment Draft v1

CPC STAFF REPORT 10.3.22; 22-1232 JE.pdf

Attachments:

7. 22-1250 Update on the Comprehensive Plan process and discussion on the Future Land 
Use Element.
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Future Land Use NDC Presentation

Proposed Categories and NDC overlap

Attachments:

Adjournment

Notice is further given that members of other governmental bodies may be present at the above 

scheduled meeting to gather information about a subject over which they have decision-making 

responsibility.

NOTICE TO PERSONS WITH A DISABILITY

Requests from persons with a disability who need assistance to participate in this meeting should call 

the City Clerk's office at (608) 789-7510 or send an email to ADAcityclerk@cityoflacrosse.org, with as 

much advance notice as possible.

City Plan Commission Members:

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

Trost, Matt Gallager, Nabamita Dutta, & Scott Neumeister.
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Text File

City of La Crosse, Wisconsin City Hall

400 La Crosse Street

La Crosse, WI 54601

File Number: 22-1126

Agenda Date: 10/4/2022  Status: New BusinessVersion: 1

File Type: ApplicationIn Control: Judiciary & Administration Committee

Agenda Number: 1
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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 Mayo Clinic 
Health System for the issuance of a Conditional Use Permit under Sec. 115-353 of the 
Municipal Code of Ordinances of the City of La Crosse allowing demolition of structure for 
creation of green space and extension of adjacent parking lot. 
 

Said property is generally located at 630 10th Street S. and is further described as 
follows: 
 
Tax Parcel 17-30056-80 
ESPERSON & BURNS ADDITION LOT 1 & E 50FT LOT 2 BLOCK 3 LOT SZ: 
106.95 X 139 (FAMILY HEALTH CENTER) 
 
The City Plan Commission will meet to consider such application on Monday, October 3, 

2022 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, 

October 4, 2022 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, October 13, 2022 

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. 
 
 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 22-1126). 
 

This notice is given pursuant to the order of the Common Council of the City of La Crosse. 
 
  Dated this 2nd day of September, 2022.    

Nikki M. Elsen, City Clerk 
        City of La Crosse 
- - - - - - - - - - - - - - - - - - - - - - - - - - - -  
Publish:  September 13 and 20, 2022 
One (1) Affidavit 
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Tax Parcel Number OwnerName PROPADDCOMP CompleteAddress MailCityStateZip

17-30055-70  FRANCISCAN SKEMP MEDICAL CENTER INC 613 10TH ST S 700 WEST AVE S LA CROSSE WI 54601

17-30055-75  FRANCISCAN SKEMP MEDICAL CENTER INC 608 11TH ST S 700 WEST AVE S LA CROSSE WI 54601

17-30055-80  FRANCISCAN SKEMP MEDICAL CENTER INC 916 FERRY ST 700 WEST AVE S LA CROSSE WI 54601

17-30055-90  FRANCISCAN SKEMP MEDICAL CENTER INC 922 FERRY ST 700 WEST AVE S LA CROSSE WI 54601

17-30055-120  FRANCISCAN SKEMP MEDICAL CENTER INC 940 FERRY ST 700 WEST AVE S LA CROSSE WI 54601

17-30055-130  FRANCISCAN SKEMP MEDICAL CENTER INC 946 FERRY ST 700 WEST AVE S LA CROSSE WI 54601

17-30055-140  FRANCISCAN SKEMP MEDICAL CENTER INC 610 10TH ST S 700 WEST AVE S LA CROSSE WI 54601

17-30056-70  FRANCISCAN SKEMP MEDICAL CENTER INC 615 10TH ST S 700 WEST AVE S LA CROSSE WI 54601

17-30056-75  FRANCISCAN SKEMP MEDICAL CENTER INC 608 & 620 11TH ST S 700 WEST AVE S LA CROSSE WI 54601

17-30056-80  FRANCISCAN SKEMP MEDICAL CENTER INC 630 10TH ST S 700 WEST AVE S LA CROSSE WI 54601

17-30057-50  FRANCISCAN SKEMP MEDICAL CENTER INC 700 WEST AVE S 700 WEST AVE S LA CROSSE WI 54601

17-30056-90  FRANCISCAN SKEMP MEDICAL CENTER INC 937 MARKET ST 700 WEST AVE S LA CROSSE WI 54601

17-30057-40  ST ROSE DEVITERBOS CONVENT

912 & 920 MARKET ST

701 & 901 FRANCISCAN WAY

700 & 718 10TH ST S 912 MARKET ST LA CROSSE WI 54601

17-30056-111  FRANCISCAN SISTERS OF PERPETUAL ADORATION INC 929 MARKET ST 912 MARKET ST LA CROSSE WI 54601

Properties within 200 feet of 630 10th St S

Applicant:

WAYNE DURAN

MAYO CLINIC HEALTH SYSTEM 700 WEST AVE S LA CROSSE WI 54601

12
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City of La Crosse, WI City Plan Commission Report October 3, 2022 

Agenda Item 22-1126 (Lewis Kuhlman)  

Application of Mayo Clinic Health System for a Conditional Use Permit at 630 10th Street S. allowing for 
demolition of structure for creation of green space and extension of adjacent parking lot. 

General Location  

Council district 8, Washburn Neighborhood; on the north side of Market Street, two blocks west of West 
Avenue as depicted in Map 22-1126.  The parcel overlaps a parking garage to the west, and surface 
parking lot to the north belonging to the same property owner.  It is across the street from a convent 
building to the south, an office building to the east, and a hospital to the southeast. 

Background Information 

This 14,850 ft2 parcel is zoned for public and semipublic land uses.  The applicant wants to demolish 
the 12,700 ft2 vacant building for thirty additional employee parking spaces with landscaping and a 
raingarden along Market St.  The one-story building was built in 1953, added onto in 1978, and 
originally used for a small clinical practice.  While the building was used for COVID testing, it does not 
align with the health system’s future space needs.  The plan for the parking lot includes five electric 
vehicle chargers, a bikeshare rack, and security improvements for the parking ramp.  The use of the lot 
could include parking for food trucks and a public art display.  The health system is engaging the 
community about the development of the campus, including this parcel. 

Recommendation of Other Boards and Commissions  

None 

Consistency with Adopted Comprehensive Plan 

This parcel’s intended future land use is commercial—"a variety or retail trade or services.” A parking 
lot may not meet objectives for compact growth, smart growth, or traditional urban character.  It may 
meet objectives for institutional growth and parking management. 

The 2002 neighborhood plan expresses a desire to improve parking options while maintaining, 
improving, or increasing the amount of greenspace. 

Staff Recommendation 

Approved with Conditions—the applicant must sign a payment for municipal services agreement 
(PMSA).  There is not substantial evidence to deny this application.  On another note, the applicant 
may benefit from combining parcels with the three others making up the parking lot (17-30055-120, 17-
30055-130, and 17-30055-140).  This parcel’s property line also appears to overlap a parking ramp on 
an adjacent parcel (17-30056-90), so the applicant may benefit from redrawing the lot line so it doesn’t 
go through the structure, or combining with that parcel, too.  These lot combinations and splits could 
maximize potential stormwater credits and generally make property administration easier.   

Routing J&A 10.4.2022
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Text File

City of La Crosse, Wisconsin City Hall

400 La Crosse Street

La Crosse, WI 54601

File Number: 22-1140

Agenda Date: 10/4/2022  Status: New BusinessVersion: 1

File Type: OrdinanceIn Control: Judiciary & Administration Committee

Agenda Number: 2

Page 1  City of La Crosse, Wisconsin Printed on 9/30/2022

18



22-1140 

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 Residence District 
to the Public and Semi-Public District allowing for site repairs and improvements 
at 600 Losey Blvd. N. 
 

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

SECTION I: Subsection 115-110 of the Code of Ordinances of the City of La Crosse is 
hereby amended by transferring certain property from the Residence District to the Public and 
Semi-Public District on the Master Zoning Map, to-wit: 
 

Tax Parcel 17-20305-10 
CERTIFIED SURVEY MAP NO. 50 VOL 3 DOC NO. 963047 LOTS 1 & 2 EX PRT LOT 1 
COM E1/4 COR SEC 33-16-7 N84D41M27SW 1875.05FT TO S LN LOT 1 EDGEWOOD 
ADDN & POB S60D54M13SW 164.03FT TO E LN LOT 1 ALG E LN N5D19M36SE 
54.71FT TO S LN LOT 1 ALG S LN N79D37M51SE 140.55FT TO POB 
 
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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9.8.2022 Verbal approval from Mayor
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Parks and Recreation 
   400 La Crosse St. , La Crosse, WI 54601 – (608) 789-7533 Fax (608) 789-7501 
   http://www.cityoflacrosse.org                                             Recreation@cityoflacrosse.org  

 
 

September 2, 2022 
 
 
Dear Commission Members and Common Council Members: 
 
Attached you will find the petition application to change the area west of the train tracks 
on the Forest Hills Golf Course property from residential to Public and Semi – Public.  
 
This request would be consistent to zoning of other Parks in the City of La Crosse. This 
zoning change would allow for the Parks and Recreation Department to carry out its long-
term goals of improvements/additions to the space along with much needed maintenance. 
 
Examples of improvements/additions to the space include: 
 

 Rebuilding of existing tennis courts and making them accessible 

 Rebuilding of existing parking lot and improving storm water infrastructure 

 Addition on New Clubhouse on the Old Clubhouse Site 
 
 
 
Sincerely, 
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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 Residence 

District to the Public and Semi-Public District allowing for site repairs and 

improvements at 600 Losey Blvd. N. 

 

Property is presently used for: Forest Hills Golf Course, tennis courts, and 
trail access. 
 
Property is proposed to be used as: Same as above 
 
Rezoning is necessary: to allow for site repairs and improvements 
 
Tax Parcel 17-20305-10 
CERTIFIED SURVEY MAP NO. 50 VOL 3 DOC NO. 963047 LOTS 1 & 2 EX PRT LOT 1 
COM E1/4 COR SEC 33-16-7 N84D41M27SW 1875.05FT TO S LN LOT 1 EDGEWOOD 
ADDN & POB S60D54M13SW 164.03FT TO E LN LOT 1 ALG E LN N5D19M36SE 
54.71FT TO S LN LOT 1 ALG S LN N79D37M51SE 140.55FT TO POB 
 
The City Plan Commission will meet to consider such application on Monday, October 3, 

2022 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, 

October 4, 2022 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, October 13, 2022 

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 
22-1140). 
  
 Dated this 2nd day of September, 2022.    

Nikki M. Elsen, City Clerk 
        City of La Crosse 
- - - - - - - - - - - - - - - - - - - - - - - - - - - -  
Publish:  September 13 and 20, 2022 
One (1) Affidavit 
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TaxParcelN OwnerName CompleteAd City State ZipCode PROPADDCOM

17-20086-110  BEAU ELSTON, SUMMER ELSTON 2646 HACKBERRY LN LA CROSSE WI 54601-3911 2646 HACKBERRY LN

17-20073-110  BRADLEY R QUARBERG, GAIL E QUARBERG 505 LOSEY BLVD N LA CROSSE WI 54601-3970 505 LOSEY BLVD N

17-20083-70  BRANDON D JACOBSON, ABIGAIL L STOCKHAM 2541 EDGEWOOD PL LA CROSSE WI 54601-3977 2541 EDGEWOOD PL

17-20087-60  BRUCE P WALTERS, PAMELA K WALTERS 2617 HACKBERRY LN LA CROSSE WI 54601-3975 2617 HACKBERRY LN

17-20086-70  BRYNN KARIS SMITH, MATTHEW LEE SMITH 2626 HACKBERRY LN LA CROSSE WI 54601-3911 2626 HACKBERRY LN

17-20073-30  BURLEIGH A RANDOLPH REVOCABLE TRUST 555 LOSEY BLVD N LA CROSSE WI 54601-3970 555 LOSEY BLVD N

17-20305-15  BURLINGTON NORTHERN RAILROAD COMPANY PO BOX 961089 FORT WORTH TX 76161-0089 2715 MAIN ST

17-20260-10  CITY OF LACROSSE 400 LA CROSSE ST LA CROSSE WI 54601 2600 QUARRY RD

17-20305-10  CITY OF LACROSSE 400 LA CROSSE ST LA CROSSE WI 54601 600 LOSEY BLVD N

17-20083-61  CITY OF LACROSSE 400 LA CROSSE ST LA CROSSE WI 54601 EDGEWOOD PL

17-20305-10  CITY OF LACROSSE 400 LA CROSSE ST LA CROSSE WI 54601 LOSEY BLVD N

17-20085-40  CLARA E GELATT, NEAL A MEIER 450 LOSEY COURT LN LA CROSSE WI 54601 450 LOSEY COURT LN

17-20085-120  COLLEEN J CAMPBELL 445 LOSEY COURT LN LA CROSSE WI 54601 445 LOSEY COURT LN

17-20039-10  COMPASS PROPERTY MANAGEMENT LAX LLC N5571 SOBKOWIAK RD ONALASKA WI 54650 725 LOSEY BLVD N

17-20083-120  CRAIG S ZEEB 2526 EDGEWOOD PL LA CROSSE WI 54601-3933 2526 EDGEWOOD PL

17-20083-40  DANIEL E WIDUCH, JODI M WIDUCH 2555 EDGEWOOD PL LA CROSSE WI 54601-3977 2555 EDGEWOOD PL

17-20086-60  DANIEL W SCHNEIDER, MARY CATHERINE LANSING 2620 HACKBERRY LN LA CROSSE WI 54601-3911 2620 HACKBERRY LN

17-20041-140  DAVID A KELBER, TERESA M KELBER 2323 LA CROSSE ST LA CROSSE WI 54601-3874 2323 LA CROSSE ST

17-20305-11  DAVID L BOUFFLEUR, JUDITH A BOUFFLEUR 2575 EDGEWOOD PL LA CROSSE WI 54601  

17-20083-60  DAVID L BOUFFLEUR, JUDITH A BOUFFLEUR 2575 EDGEWOOD PL LA CROSSE WI 54601 2575 EDGEWOOD PL

17-20074-20  DAWN M GARMS, DUSTIN A HUNDT 522 24TH ST N LA CROSSE WI 54601-3827 522 24TH ST N

17-20074-30  DIANE M HOFFMEISTER 518 24TH ST N LA CROSSE WI 54601 518 24TH ST N

17-20084-20  DIANE STOCKHAM 2975 223RD AVE MAQUOKETA IA 52060 2540 EDGEWOOD PL

17-20073-70  DOUGLAS E SULLIVAN, WENDY K SULLIVAN 533 LOSEY BLVD N LA CROSSE WI 54601-3970 533 LOSEY BLVD N

17-20073-100  EMILY LOE 515 LOSEY BLVD N LA CROSSE WI 54601 515 LOSEY BLVD N

17-20087-10  GARY L KASTNER, KRISTINE R ERICKSON KASTNER 2650 HACKBERRY LN LA CROSSE WI 54601-3911 2650 HACKBERRY LN

17-20074-10  GARY REUTER, RENEE REUTER 532 24TH ST N LA CROSSE WI 54601-3827 532 24TH ST N

17-20084-10  GEORGE F KROKER JOINT REVOCABLE TRUST, LESLIE K PEICKERT-KROKER JOINT REVOCABLE TRUST 2532 EDGEWOOD PL LA CROSSE WI 54601-3933 2532 EDGEWOOD PL

17-20073-130  GERALD F CROOK, ANNE M CROOK 544 24TH ST N LA CROSSE WI 54601 544 24TH ST N

17-20083-80  J PAUL SIMONES 2539 EDGEWOOD PL LA CROSSE WI 54601-3977 2539 EDGEWOOD PL

17-20085-70  JACOB A SPEER, STEPHANIE M SPEER 2509 LOSEY CT LA CROSSE WI 54601 2509 LOSEY CT

17-20083-30  JAMES B RINGSTROM REVOCABLE TRUST 2545 EDGEWOOD PL LA CROSSE WI 54601-3977 2545 EDGEWOOD PL

17-20073-90  JANET D WOLLAM JOINT REVOCABLE TRUST, DANA L FISHER JOINT REVOCABLE TRUST 521 LOSEY BLVD N LA CROSSE WI 54601-3970 521 LOSEY BLVD N

17-20083-110  JAY E LOWENSTEIN, KRISTINE KRALL-LOWENSTEIN 2520 EDGEWOOD PL LA CROSSE WI 54601 2520 EDGEWOOD PL

17-20039-20  JOEL WHITED, KELSIE WHITED 301 GREEN COULEE RD ONALASKA WI 54650 719 LOSEY BLVD N

17-20085-10  JOHN B REINHART 510 LOSEY COURT LN LA CROSSE WI 54601 510 LOSEY COURT LN

17-20073-50  JOHN G LETTNER, KRISTIN N LETTNER 541 LOSEY BLVD N LA CROSSE WI 54601-3970 541 LOSEY BLVD N

17-20074-40  JOHN M SAKE 514 24TH ST N LA CROSSE WI 54601-3827 514 24TH ST N

17-20083-90  LAWRENCE PAUL WEISBROD, JILL MARIE SCHULLER-WEISBROD 2537 EDGEWOOD PL LA CROSSE WI 54601 2537 EDGEWOOD PL

17-20085-80  LENORE RODMAN LIVING TRUST, CHARLES RODMAN LIVING TRUST 2525 LOSEY CT LA CROSSE WI 54601-3967 2525 LOSEY CT

17-20087-40  LOUISE R DONOHUE LIVING TRUST 2637 HACKBERRY LN LA CROSSE WI 54601-3975 2637 HACKBERRY LN

17-20083-50  MARK R ZELLMER, DEBRA A DAEHN-ZELLMER 2565 EDGEWOOD PL LA CROSSE WI 54601 2565 EDGEWOOD PL

17-20086-80  MARLA M FRENCH 2630 HACKBERRY LN LA CROSSE WI 54601-3911 2630 HACKBERRY LN

17-20073-40  MATTHEW GORDY, KRISTEN STOKELY 547 LOSEY BLVD N LA CROSSE WI 54601 547 LOSEY BLVD N

17-20039-60  MICHAEL C SCHIEBER, ROGER D DAHL 718 24TH ST N LA CROSSE WI 54601-3829 718 24TH ST N

17-20073-140  PARAIC A KENNY, LAUREN R GOURLEY 540 24TH ST N LA CROSSE WI 54601 540 24TH ST N

17-20083-10  PATRICK T CORRAN, LYDIA K CORRAN 2554 EDGEWOOD PL LA CROSSE WI 54601-3933 2554 EDGEWOOD PL

17-20087-30  PATRICK W LAWRYNK, LOUISE A S LAWRYNK 2641 HACKBERRY LN LA CROSSE WI 54601-3975 2641 HACKBERRY LN

17-20073-60  PENELOPE K HARDY, ALAN D FULLERTON 537 LOSEY BLVD N LA CROSSE WI 54601 537 LOSEY BLVD N

17-20087-80  PETER J GRABOW, AMY S GRABOW 2603 HACKBERRY LN LA CROSSE WI 54601-3975 2603 HACKBERRY LN

17-20087-50  PHILIP C FRANCKSEN, JANELLE M FRANCKSEN 2627 HACKBERRY LN LA CROSSE WI 54601-3975 2627 HACKBERRY LN

17-20084-30  PHILIP L ESTEN, MARY ESTEN 2546 EDGEWOOD PL LA CROSSE WI 54601-3933 2546 EDGEWOOD PL

17-20085-50  PHILIP M GELATT LIVING TRUST 230 FRONT ST N LA CROSSE WI 54601 444 LOSEY COURT LN

17-20083-20  RALPH H KNUDSON, NANCY A HEERENS-KNUDSON 2550 EDGEWOOD PL LA CROSSE WI 54601-3933 2550 EDGEWOOD PL

17-20073-20  RICHARD W BROWN, KATIE J BROWN 561 LOSEY BLVD N LA CROSSE WI 54601 561 LOSEY BLVD N

17-20073-80  RICK C WILLENBERG REVOCABLE TRUST, NANCIE J WILLENBERG REVOCABLE TRUST 525 LOSEY BLVD N LA CROSSE WI 54601-3970 525 LOSEY BLVD N

17-20087-70  ROBERT J VANNULAND, MARGARITA VANNULAND 2609 HACKBERRY LN LA CROSSE WI 54601-3975 2609 HACKBERRY LN

17-20085-60  SARA SAMPEY, BRETT VERLENNICH 518 LOSEY BLVD N LA CROSSE WI 54601 518 LOSEY BLVD N

17-20087-20  SEAN OFLAHERTY REVOCABLE TRUST 2645 HACKBERRY LN LA CROSSE WI 54601-3975 2645 HACKBERRY LN

17-20073-10  SHIRLEY HEETER 1006 ELM ST S LA CRESCENT MN 55947-1543 2402 LA CROSSE ST

17-20083-100  STATE OF WISCONSIN DOT 3550 MORMON COULEE RD LA CROSSE WI 54601 2516 EDGEWOOD PL

17-20039-70  STEPHEN D WOODWARD, EMILY T HUGHES 720 24TH ST N LA CROSSE WI 54601 720 24TH ST N

17-20086-90  STEVEN V SIMPSON, MANYU H SIMPSON 2636 HACKBERRY LN LA CROSSE WI 54601-3911 2636 HACKBERRY LN

17-20039-30  THEODORE STANKE 2401 LA CROSSE ST LA CROSSE WI 54601 707 LOSEY BLVD N

17-20039-40  THEODORE STANKE 2401 LA CROSSE ST LA CROSSE WI 54601 2411 LA CROSSE ST

17-20039-50  THEODORE STANKE 2401 LA CROSSE ST LA CROSSE WI 54601 2401 LA CROSSE ST

17-20073-120  TODD W OSMUNDSON, ANGELA C IMHOFF 548 24TH ST N LA CROSSE WI 54601-3827 548 24TH ST N

Properties within 200ft of Forest Hills Subject Property

Applicant City of La Crosse 400 LA CROSSE ST LA CROSSE WI
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City of La Crosse, WI City Plan Commission Report October 3, 2022 

Agenda Item 22-1140 (Tim Acklin)  

AN ORDINANCE to amend Subsection 115-110 of the Code of Ordinances of the City of La Crosse by 
transferring certain property from the Residence District to the Public and Semi-Public District allowing 
for site repairs and improvements at 600 Losey Blvd. N. 

General Location  
Forest Hills Golf Course. Located on the southeast corner of the intersection of Hwy 16, Losey Blvd N, 
La Crosse St, and Edgewood Pl. Bluffside Neighborhood. Aldermanic District 4. 

Background Information 
The applicant (City of La Crosse Parks & Recreation Department) is requesting to rezone the property 
from R2-Residence to PS-Public/Semi-Public in order to allow them to make improvements to the site. 
The subject parcel is currently used by the Forest Hills Golf Course for its club house, golf cart storage, 
patron parking lot, and practice putting green. There are also six public tennis courts and an adjacent 
shelter.  

Proposed improvements to the site would carry out the department’s long-term goals which include: 

 Rebuilding of existing tennis courts and making them accessible 
 Rebuilding of existing parking lot and improving storm water infrastructure 
 Construction of a new clubhouse. 

Recommendation of Other Boards and Commissions  
N/A 

Consistency with Adopted Comprehensive Plan 
This parcel is designated as “Parks and Conservancy” on the Future Land Use Map in the Land Use 
Element of the Comprehensive Plan. This category includes public parks and other lands owned by the 
public for outdoor recreation or natural resource protection, including Hixon Forest and public golf 
courses which would make the proposed zoning consistent with the Comprehensive Plan. 

Staff Recommendation 
Rezoning this parcel to PS- Public/Semi-Public would make the zoning consistent with the City’s other 
parks and allow the Parks and Recreation Department to make a substantial investment for the 
community.  This item is recommended for approval. 

Routing J&A 10.4.2022
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22-1160 

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 Light Industrial 
District to the Multiple Dwelling District allowing for the creation of affordable 
housing units at 811 Monitor St. 
 

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

SECTION I: Subsection 115-110 of the Code of Ordinances of the City of La Crosse is 
hereby amended by transferring certain property from the Light Industrial District to the Multiple 
Dwelling District on the Master Zoning Map, to-wit: 
 

Tax Parcel 17-10294-120  
PRT GOVERNMENT LOTS 4 & 5 COM SW COR SEC 29 N52D34M16SE 1412.59FT TO 
INTER E R/W AVON ST & N R/W MONITOR ST & POB ALG E R/W N1D53M0SW 118FT 
N88D39M3SE 175FT N1D53M0SW 95FT TO S LN LOT 3 ROBERT & GRAYS ADDN 
N88D39M3SE 225.09FT TO SE COR LOT 3 S1D46M26SE 159.75FT TO SW COR LOT 
5 ROBERT & GRAYS ADDN & N R/W LN MONITOR ST ALG N R/W LN S63D36M30SW 
125.52FT S88D37M41SW 285.66 FT TO POB T/W ESMT IN V1381 P734 
 
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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Dear Common Council, 

I am requesting to rezone 811 Monitor Street from M1-Light Industrial to R5-Multiple Dwelling. 

This is a pivotal step to increase the workforce housing stock in the City of La Crosse.  

The city has a large deficit of workforce housing, creating a massive demand for citizens at all 

income levels. This property would directly help address this gap, as the long-term plan is to develop it 

into approximately 20-30 housing units. The building is around 33,000 square feet and includes ample 

parking. A double-digit increase in affordable housing units would be a welcomed and overdue addition 

to our city.  The 2020-2024 Consolidated plan identified quality affordable housing as the largest 

challenge within the City of La Crosse with 57% (5358 ) of low-to-moderate income renter-occupied 

households face a housing burden over 30% of their income.  

This rezoning is consistent with the desired future land use stated in the city’s current 

comprehensive plan that was adopted by the Common Council in 2002. The future land use map depicts 

this property as “High Intensity Retail, Office or Housing” and is expected to have a density greater than 

10 units per acre. The long-term strategy for this property meets requirement. There are not expected 

to be any additions to the building and the only changes will be internal to convert it to long-term 

housing. 

The property is also adjacent to an identified “Pulse Node” in the Highway 53 Corridor Master 

Plan. The central core of this pulse node is the intersections of Rose St/Copeland Ave and Monitor Street 

and is intended to be a mix of retail, residential, and commercial types to support revitalization in this 

neighborhood. 

The short-term plan for this property is to offer it as a potential option for a 180-day temporary 

emergency shelter for people experiencing homelessness. If the sheltering agencies in La Crosse 

determine it as a viable option and best practice for our community’s sheltering plan this winter, we 

would make it available for one of the agencies to operate. An emergency order would have to be 

declared around homelessness for this to be a viable option and we would only be able to use it for up 

to 180 days under that order.  

In conclusion, this property has tremendous potential to become a viable long-term strategy to 

add the much-needed housing in our community. The influx of affordable housing that could be added 

at this location would be a great asset as we continue to strive to make more housing available for more 

people. 

 

Thank you for your consideration, 

 

Brian Sampson 

City of La Crosse Department of Planning, Development, and Assessment 
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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 Light 

Industrial District to the Multiple Dwelling District allowing for the creation 

of affordable housing units at 811 Monitor St. 

Property is presently used for: office space 
 
Property is proposed to be used as: housing 
 
Rezoning is necessary: because the city needs more housing units (this 
property could become 20-30 affordable housing units) 
 
Tax Parcel 17-10294-120  
PRT GOVERNMENT LOTS 4 & 5 COM SW COR SEC 29 N52D34M16SE 1412.59FT TO 

INTER E R/W AVON ST & N R/W MONITOR ST & POB ALG E R/W N1D53M0SW 118FT 

N88D39M3SE 175FT N1D53M0SW 95FT TO S LN LOT 3 ROBERT & GRAYS ADDN 

N88D39M3SE 225.09FT TO SE COR LOT 3 S1D46M26SE 159.75FT TO SW COR LOT 

5 ROBERT & GRAYS ADDN & N R/W LN MONITOR ST ALG N R/W LN S63D36M30SW 

125.52FT S88D37M41SW 285.66 FT TO POB T/W ESMT IN V1381 P734 

The City Plan Commission will meet to consider such application on Monday, October 3, 
2022 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, 

October 4, 2022 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, October 13, 2022 

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 
22-1160). 
  
 Dated this 8th day of September, 2022.    

Nikki M. Elsen, City Clerk 
        City of La Crosse 
- - - - - - - - - - - - - - - - - - - - - - - - - - - -  
Publish:  September 13 and 20, 2022 
One (1) Affidavit 39
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Tax Parcel Number OwnerName PROPADDCOMP CompleteAddress MailCityStateZip

17-10222-120  ALEXANDER P MENDEN 160 CALEDONIA ST 160 CALEDONIA ST LA CROSSE WI  54603-3165

17-40300-250  APM PROPERTIES LLC 225 LIBERTY ST 201 MAIN ST LA CROSSE WI  54601

17-10294-60  BUCHNER PROPERTIES LLC 214 AVON ST 2704 7TH ST S LA CROSSE WI  54601

17-10297-40  CITY OF LACROSSE 900 MONITOR ST 400 LA CROSSE ST LA CROSSE WI  54601

17-10298-70  CITY OF LACROSSE 900 MONITOR ST 400 LA CROSSE ST LA CROSSE WI  54601

17-10298-90  CITY OF LACROSSE 900 MONITOR ST 400 LA CROSSE ST LA CROSSE WI  54601

17-10222-130  DANIEL J LONKOSKI 162 CALEDONIA ST 162 CALEDONIA ST LA CROSSE WI  54603-3165

17-40300-170  DEAN R PIPER, JEAN M PIPER 225 LIBERTY ST N3616 COUNTY ROAD Y ROCKLAND WI  54653

17-40300-180  DEAN R PIPER, JEAN M PIPER 225 LIBERTY ST N3616 COUNTY ROAD Y ROCKLAND WI  54653

17-40300-190  DEAN R PIPER, JEAN M PIPER 225 LIBERTY ST N3616 COUNTY ROAD Y ROCKLAND WI  54653

17-40300-200  DEAN R PIPER, JEAN M PIPER 225 LIBERTY ST N3616 COUNTY ROAD Y ROCKLAND WI  54653

17-40300-270  DEAN R PIPER, JEAN M PIPER 225 LIBERTY ST N3651 COUNTY ROAD Y ROCKLAND WI  54653

17-40300-280  DEAN R PIPER, JEAN M PIPER 225 LIBERTY ST N3651 COUNTY ROAD Y ROCKLAND WI  54653

17-40300-290  DEAN R PIPER, JEAN M PIPER 225 LIBERTY ST N3651 COUNTY ROAD Y ROCKLAND WI  54653

17-40300-300  DEAN R PIPER, JEAN M PIPER 225 LIBERTY ST N3651 COUNTY ROAD Y ROCKLAND WI  54653

17-40300-110  DEBORAH L BARCUS, DAVID M BARCUS 227 LIBERTY ST 525 MAIN ST LA CROSSE WI  54601-4022

17-40300-120  DEBORAH L BARCUS, DAVID M BARCUS 227 LIBERTY ST 525 MAIN ST LA CROSSE WI  54601-4022

17-40300-130  DEBORAH L BARCUS, DAVID M BARCUS 227 LIBERTY ST 525 MAIN ST LA CROSSE WI  54601-4022

17-40300-140  DEBORAH L BARCUS, DAVID M BARCUS 227 LIBERTY ST 525 MAIN ST LA CROSSE WI  54601-4022

17-10401-10  DESMOND INVESTMENTS II LLC 810 MONITOR ST 620 CASS ST LA CROSSE WI  54601

17-10297-22  DONALD L STOECKLY, DIANE STOECKLY 830 MONITOR ST 816 MONITOR ST LA CROSSE WI  54603-3107

17-10225-40  DONOVAN L CADOGAN 719 MONITOR ST 719 MONITOR ST LA CROSSE WI  54603-3138

17-10294-130  DOUGLAS T BRUHA 204 AVON ST 204 AVON ST LA CROSSE WI  54603

17-10225-50  ERIC R FRETZ 155 AVON ST 155 AVON ST LA CROSSE WI  54603-3124

17-40300-10  FELICIDAD O YRAY 227 LIBERTY ST PO BOX 15 ARCADIA WI  54612

17-40300-20  FELICIDAD O YRAY 227 LIBERTY ST PO BOX 15 ARCADIA WI  54612

17-40300-30  FELICIDAD O YRAY 227 LIBERTY ST PO BOX 15 ARCADIA WI  54612

17-40300-40  FELICIDAD O YRAY 227 LIBERTY ST PO BOX 15 ARCADIA WI  54612

17-10225-70  GLEN D KENDHAMMER, DIANE M KENDHAMMER 707 MONITOR ST 707 MONITOR ST LA CROSSE WI  54603-3138

17-40300-50  JAMES M RUMSEY 227 LIBERTY ST 2310 SANDSIDE CT ONALASKA WI  54650

17-40300-60  JAMES M RUMSEY 227 LIBERTY ST 2310 SANDSIDE CT ONALASKA WI  54650

17-10225-20  JBS PROPERTY MANAGEMENT LLC 201 AVON ST PO BOX 451 ONALASKA WI  54650-0451

17-10320-10  JMS PROPERTY MANAGEMENT LLC 210 AVON ST 3210 STATE RD LA CROSSE WI  54601

17-40300-100  JOHNSON REAL ESTATE LLC 227 LIBERTY ST 2304 13TH ST S LA CROSSE WI  54601

17-40300-70  JOHNSON REAL ESTATE LLC 227 LIBERTY ST 2304 13TH ST S LA CROSSE WI  54601

17-40300-80  JOHNSON REAL ESTATE LLC 227 LIBERTY ST 2304 13TH ST S LA CROSSE WI  54601

17-40300-90  JOHNSON REAL ESTATE LLC 227 LIBERTY ST 2304 13TH ST S LA CROSSE WI  54601

17-10222-100  LEIGHTON A LEE, SANDRA L LEE 211 AVON ST 213 AVON ST LA CROSSE WI  54603-3064

17-10297-21  MA MANOCK PROPERTIES LLC 818 MONITOR ST 816 MONITOR ST LA CROSSE WI  54603-3101

17-10297-30  MA MANOCK PROPERTIES LLC 816 MONITOR ST 816 MONITOR ST LA CROSSE WI  54603-3101

17-10296-60  MAGNUM COMMUNICATIONS INC 102 LANG DR PO BOX 400 PORTAGE WI  53901-0400

17-10294-120  MARINE CREDIT UNION 811 MONITOR ST PO BOX 309 ONALASKA WI  54650-0309

17-40300-150  MICHAEL A CALLAHAN, DEBRA J CALLAHAN 227 LIBERTY ST 131 WEST AVE S LA CROSSE WI  54601-4129

17-40300-160  MICHAEL A CALLAHAN, DEBRA J CALLAHAN 227 LIBERTY ST 131 WEST AVE S LA CROSSE WI  54601-4129

17-40300-350  MICHAEL A CALLAHAN, DEBRA J CALLAHAN 225 LIBERTY ST 131 WEST AVE S LA CROSSE WI  54601-4129

17-40300-360  MICHAEL A CALLAHAN, DEBRA J CALLAHAN 225 LIBERTY ST 131 WEST AVE S LA CROSSE WI  54601-4129

17-10294-110  MONITORBASS LLC 800 MONITOR ST 800 MONITOR ST LA CROSSE WI  54603-3107

17-10225-30  NATHAN W STERK 163 AVON ST 31 DANBURY LADERA RANCH CA  92694

17-10225-10  NRE PROPERTIES LLC 205 AVON ST 1400 PINE ST LA CROSSE WI  54601

17-10320-130  PROPERTY LOGIC LLC 901 MONITOR ST PO BOX 2132 LA CROSSE WI  54602-2132

17-40300-210  RICHARD HEVIER, CHERYL HEVIER, DAVID BARCUS, DEBORAH BARCUS 225 LIBERTY ST 8A KINGS CT CAMILLUS NY  13031

17-40300-220  RICHARD HEVIER, CHERYL HEVIER, DAVID BARCUS, DEBORAH BARCUS 225 LIBERTY ST 8A KINGS CT CAMILLUS NY  13031

17-40300-230  RICHARD HEVIER, CHERYL HEVIER, DAVID BARCUS, DEBORAH BARCUS 225 LIBERTY ST 8A KINGS CT CAMILLUS NY  13031

17-40300-240  RICHARD HEVIER, CHERYL HEVIER, DAVID BARCUS, DEBORAH BARCUS 225 LIBERTY ST 8A KINGS CT CAMILLUS NY  13031

17-40300-310  RICHARD HEVIER, CHERYL HEVIER, DAVID BARCUS, DEBORAH BARCUS 225 LIBERTY ST 8A KINGS CT CAMILLUS NY  13031

17-40300-320  RICHARD HEVIER, CHERYL HEVIER, DAVID BARCUS, DEBORAH BARCUS 225 LIBERTY ST 8A KINGS CT CAMILLUS NY  13031

17-40300-330  RICHARD HEVIER, CHERYL HEVIER, DAVID BARCUS, DEBORAH BARCUS 225 LIBERTY ST 8A KINGS CT CAMILLUS NY  13031

17-40300-340  RICHARD HEVIER, CHERYL HEVIER, DAVID BARCUS, DEBORAH BARCUS 225 LIBERTY ST 8A KINGS CT CAMILLUS NY  13031

17-10294-100  ROBERT W BURG 726 MONITOR ST 2535 MADISON PL LA CROSSE WI  54601

17-10294-55  ROBERT W BURG, BARBARA A BOYD 700 MONITOR ST 700 MONITOR ST LA CROSSE WI  54603-3106

17-10320-100  STEVEN M NICOLAI 224 LIBERTY ST 4535 MORMON COULEE RD LA CROSSE WI  54601

17-10294-10  TAMARA K WOODRUFF 228 AVON ST 228 AVON ST LA CROSSE WI  54603

17-10294-10  TAMARA K WOODRUFF 230 AVON ST 228 AVON ST LA CROSSE WI  54603

17-10225-60  TERRY A SCHLINTZ 727 MONITOR ST 727 MONITOR ST LA CROSSE WI  54603-3138

17-10298-75  TRISTATE AIRGAS INC 905 MONITOR ST PO BOX 94737 CLEVELAND OH  44101-4737

17-10222-140  WAYNE L HENTHORN, CAROL J HENTHORN 204 CALEDONIA ST 204 CALEDONIA ST LA CROSSE WI  54603-3057

Properties within 200 feet of 811 Monitor St

Applicant City of La Crosse 400 LA CROSSE ST LA CROSSE WI 54601
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Case No.: 09-05-6134ADate: LOMR-FOctober 09, 2009

Federal Emergency Management Agency
Washington, D.C. 20472

Page 1 of 2

COMMUNITY AND MAP PANEL INFORMATION LEGAL PROPERTY DESCRIPTION

COMMUNITY

AFFECTED 

MAP PANEL

NUMBER: 55063C0253C

DATE: 4/2/2008

FLOODING SOURCE: LA CROSSE RIVER

CITY OF LA CROSSE, LA CROSSE 

COUNTY, WISCONSIN

A parcel of land, as described in the Warranty Deed, recorded as 

Instrument No. 1252622, Vol. 1381, Page 734, in the Office of the 

County Register of Deeds, La Crosse County, Wisconsin

COMMUNITY NO.: 555562

DATUM: WGS 84

APPROXIMATE LATITUDE & LONGITUDE OF PROPERTY: 43.829,  -91.245

SOURCE OF LAT & LONG: STREETS & TRIPS 2009   

DETERMINATION DOCUMENT (REMOVAL)
LETTER OF MAP REVISION BASED ON FILL

DETERMINATION

STREET FLOOD 

ZONE

LOWEST

LOT

ELEVATION

(NGVD 29)

BLOCK/

SECTION
SUBDIVISIONLOT

OUTCOME 1% ANNUAL 

CHANCE 

FLOOD

ELEVATION

(NGVD 29)

LOWEST

ADJACENT

GRADE

ELEVATION

(NGVD 29)

WHAT IS 

REMOVED FROM 

THE SFHA

-- --645.8 feet645.0 feetX 

(Shaded)

Structure811 Monitor Street----

Special Flood Hazard Area (SFHA) - The SFHA is an area that would be inundated by the flood having a 1-percent chance of being 

equaled or exceeded in any given year (base flood).

ADDITIONAL CONSIDERATIONS (Please refer to the appropriate section on Attachment 1 for the additional considerations listed below.)

PORTIONS REMAIN IN THE SFHA

This document provides the Federal Emergency Management Agency's determination regarding a request for a Letter of Map Revision based 

on Fill for the property described above. Using the information submitted and the effective National Flood Insurance Program (NFIP) map, we 

have determined that the structure(s) on the property(ies) is/are not located in the SFHA, an area inundated by the flood having a 1-percent 

chance of being equaled or exceeded in any given year (base flood). This document revises the effective NFIP map to remove the subject 

property from the SFHA located on the effective NFIP map; therefore, the Federal mandatory flood insurance requirement does not apply.  

However, the lender has the option to continue the flood insurance requirement to protect its financial risk on the loan.  A Preferred Risk Policy 

(PRP) is available for buildings located outside the SFHA.  Information about the PRP and how one can apply is enclosed.

This determination is based on the flood data presently available. The enclosed documents provide additional information regarding this 

determination. If you have any questions about this document, please contact the FEMA Map Assistance Center toll free at (877) 336-2627 

(877-FEMA MAP) or by letter addressed to the Federal Emergency Management Agency, LOMC Clearinghouse, 6730 Santa Barbara Court, 

Elkridge, MD 21075.

Kevin C. Long, Acting Chief

Engineering Management Branch

Mitigation Directorate
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Case No.: 09-05-6134ADate: LOMR-FOctober 09, 2009

Federal Emergency Management Agency
Washington, D.C. 20472

Page 2 of 2

LETTER OF MAP REVISION BASED ON FILL

DETERMINATION DOCUMENT (REMOVAL)
ATTACHMENT 1 (ADDITIONAL CONSIDERATIONS)

PORTIONS OF THE PROPERTY REMAIN IN THE SFHA (This Additional Consideration applies to the 

preceding 1 Property.)

Portions of this property, but not the subject of the Determination/Comment document, may remain in the Special 

Flood Hazard Area.  Therefore, any future construction or substantial improvement on the property remains 

subject to Federal, State/Commonwealth, and local regulations for floodplain management.

This attachment provides additional information regarding this request. If you have any questions about this attachment, please contact the 

FEMA Map Assistance Center toll free at (877) 336-2627 (877-FEMA MAP) or by letter addressed to the Federal Emergency Management 

Agency, LOMC Clearinghouse, 6730 Santa Barbara Court, Elkridge, MD 21075.

Kevin C. Long, Acting Chief

Engineering Management Branch

Mitigation Directorate
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City of La Crosse, WI City Plan Commission Report October 3, 2022 

Agenda Item 22-1160 (Tim Acklin)  
AN ORDINANCE to amend Subsection 115-110 of the Code of Ordinances of the City of La Crosse by 
transferring certain property from the Light Industrial District to the Multiple Dwelling District allowing for 
the creation of affordable housing units at 811 Monitor St. 

General Location 
Marine Credit Union Building. Located on the northeast corner of the intersection of Avon and Monitor 
Streets. Lower Northside and Depot Neighborhood Association. Aldermanic District 3. 

Background Information 
This item is also related to legislation item 22-1171. The applicant (City of La Crosse) is requesting to 
rezone the property from the M1-Light Industrial zoning district to the R5-Multiple Dwelling zoning 
district in order to convert the existing office building into approximately 20-30 apartments. The intent is 
to be able to provide additional, affordable, and quality workforce housing for low-to-moderate income 
households. The need for such housing has been identified in the 2020-2024 Consolidated Plan as the 
largest challenge within the city. Should an emergency order be declared by City officials the property 
may be also used as an emergency shelter for those experiencing homelessness.  

A Letter of Map Revision has been issued on this property stating that it has been removed from the 
floodplain, A copy of this letter is attached to the legislation. 

Recommendation of Other Boards and Commissions  
The Community Development Committee approved acquisition of this property at their September 13, 
2022 meeting. 

Consistency with Adopted Comprehensive Plan 
This parcel is designated as “High Intensity, Retail, Office, or Housing” on the Future Land Use Map in 
the Land Use Element of the Comprehensive Plan. This category allows for mixed- and multiple-land 
uses, with major consideration given to creating attractive pedestrian spaces and streetscapes, and 
shared or public open spaces. The density and intensity of land development is expected to be greater 
than 10 housing units per net acre. With 30 proposed units on a 1.504-acre parcel, the number of 
housing units per acre is 19.94 which makes the proposed zoning and development consistent with the 
Comprehensive Plan. 

Establishing a mix of housing options, sizes, prices, styles, and tenancy is a major objective in the 
Housing Element of the Comprehensive Plan. 

Staff Recommendation 
The proposed zoning and use are consistent with surrounding neighborhood. The properties located 
directly west across Avon Street and to the north of the subject property are all zoned R5-Multiple 
Dwelling zoning, with the exception of one building that is zoned M1-Light Industrial. Additionally, these 
properties are all residential in use, including several multi-family buildings. Lastly, the proposed zoning 
and use is in conformance with the comprehensive plan. The need for quality, affordable workforce 
housing has become a high priority in La Crosse and preliminary community feedback during the 
process to update the comprehensive plan support this effort. This item is recommended for 
approval with the condition that the zoning only goes into effect upon sale of the property to the 
City of La Crosse. Staff is also requesting consideration of the connection of Liberty Street to Monitor 
Street should the opportunity arise in the future.

Routing J&A 10.4.2022

50



KA
NE

 ST

CH
AR

LE
S 

CT

CO
PE

LA
ND

AV
E

CAR ST

LIB
ER

TY
 ST

RO
SE

 ST

CA
LE

DO
NI

A 
ST

AV
ON

 ST

GOULD ST

ISLAND ST

MONITOR ST

City of La Crosse Planning Department - 2022

BASIC ZONING 
DISTRICTS

SUBJECT 
PROPERTY

R1 - SINGLE FAMILY
R2 - RESIDENCE
WR - WASHBURN RES
R3 - SPECIAL RESIDENCE
R4 - LOW DENSITY MULTI
R5 - MULTIPLE DWELLING
R6 - SPECIAL MULTIPLE
PD- PLANNED DEVELOP
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C1 - LOCAL BUSINESS
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EA - EXCLUSIVE AG
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TaxParcelN OwnerName CompleteAd CompleteSe City State ZipCode PROPADDCOM Shape_Area area_sqft Objection Objection sqft

17-10222-100  LEIGHTON A LEE, SANDRA L LEE 213 AVON ST  LA CROSSE WI 54603-3064 213 AVON ST 6,999.29 1,804.44

17-10222-120  ALEXANDER P MENDEN 160 CALEDONIA ST  LA CROSSE WI 54603-3165 160 CALEDONIA ST 6,999.52 1,986.58

17-10222-130  DANIEL J LONKOSKI 162 CALEDONIA ST  LA CROSSE WI 54603-3165 162 CALEDONIA ST 6,999.61 1,655.12

17-10222-140  WAYNE L HENTHORN, CAROL J HENTHORN 204 CALEDONIA ST  LA CROSSE WI 54603-3057 204 CALEDONIA ST 6,999.63 639.90

17-10225-10  NRE PROPERTIES LLC 1400 PINE ST  LA CROSSE WI 54601 205 AVON ST 7,358.81 6,772.01

17-10225-20  JBS PROPERTY MANAGEMENT LLC PO BOX 451  ONALASKA WI 54650-0451 201 AVON ST 8,399.11 8,399.11

17-10225-30  NATHAN W STERK 31 DANBURY  LADERA RANCH CA 92694 163 AVON ST 8,399.21 8,399.21

17-10225-40  DONOVAN L CADOGAN 719 MONITOR ST  LA CROSSE WI 54603-3138 719 MONITOR ST 5,399.00 5,399.00

17-10225-50  ERIC R FRETZ 155 AVON ST  LA CROSSE WI 54603-3124 155 AVON ST 5,699.36 5,699.36

17-10225-60  TERRY A SCHLINTZ 727 MONITOR ST  LA CROSSE WI 54603-3138 727 MONITOR ST 5,693.76 5,693.76

17-10294-10  TAMARA K WOODRUFF 228 AVON ST  LA CROSSE WI 54603 228 AVON ST 8,999.97 2,188.53

17-10294-60  BUCHNER PROPERTIES LLC 2704 7TH ST S  LA CROSSE WI 54601 214 AVON ST 8,999.98 7,469.92

17-10294-130  DOUGLAS T BRUHA 204 AVON ST  LA CROSSE WI 54603 204 AVON ST 16,623.75 16,623.75 Y 16,623.75

17-10297-30  MA MANOCK PROPERTIES LLC 816 MONITOR ST  LA CROSSE WI 54603-3101 816 MONITOR ST 30,000.55 20,000.01

17-10297-40  CITY OF LACROSSE 400 LA CROSSE ST  LA CROSSE WI 54601 900 MONITOR ST 2,548.25 2,548.25

17-10298-70  CITY OF LACROSSE 400 LA CROSSE ST  LA CROSSE WI 54601 900 MONITOR ST 78,803.77 11,089.79

17-10298-90  CITY OF LACROSSE 400 LA CROSSE ST  LA CROSSE WI 54601 900 MONITOR ST 17,941.93 15,558.52

17-10320-10  JMS PROPERTY MANAGEMENT LLC 3210 STATE RD  LA CROSSE WI 54601 210 AVON ST 15,013.36 15,013.36

17-10320-100  STEVEN M NICOLAI 4535 MORMON COULEE RD STE 5 LA CROSSE WI 54601 224 LIBERTY ST 37,725.41 25,060.60

17-10320-130  PROPERTY LOGIC LLC PO BOX 2132  LA CROSSE WI 54602-2132 901 MONITOR ST 27,908.06 27,908.06

17-10401-10  DESMOND INVESTMENTS II LLC 620 CASS ST  LA CROSSE WI 54601 810 MONITOR ST 19,501.14 13,000.00

20,282.14

17-40300-10  FELICIDAD O YRAY PO BOX 15  ARCADIA WI 54612 227 LIBERTY ST UNIT 1 34,703.25 1,267.63

17-40300-20  FELICIDAD O YRAY PO BOX 15  ARCADIA WI 54612 227 LIBERTY ST UNIT 2 34,703.25 1,267.63

17-40300-30  FELICIDAD O YRAY PO BOX 15  ARCADIA WI 54612 227 LIBERTY ST UNIT 3 34,703.25 1,267.63

17-40300-40  FELICIDAD O YRAY PO BOX 15  ARCADIA WI 54612 227 LIBERTY ST UNIT 4 34,703.25 1,267.63

17-40300-50  JAMES M RUMSEY 2310 SANDSIDE CT  ONALASKA WI 54650 227 LIBERTY ST UNIT 5 34,703.25 1,267.63

17-40300-60  JAMES M RUMSEY 2310 SANDSIDE CT  ONALASKA WI 54650 227 LIBERTY ST UNIT 6 34,703.25 1,267.63

17-40300-70  JOHNSON REAL ESTATE LLC 2304 13TH ST S  LA CROSSE WI 54601 227 LIBERTY ST UNIT 7 34,703.25 1,267.63

17-40300-80  JOHNSON REAL ESTATE LLC 2304 13TH ST S  LA CROSSE WI 54601 227 LIBERTY ST UNIT 8 34,703.25 1,267.63

17-40300-90  JOHNSON REAL ESTATE LLC 2304 13TH ST S  LA CROSSE WI 54601 227 LIBERTY ST UNIT 9 34,703.25 1,267.63

17-40300-100  JOHNSON REAL ESTATE LLC 2304 13TH ST S  LA CROSSE WI 54601 227 LIBERTY ST UNIT 10 34,703.25 1,267.63

17-40300-110  DEBORAH L BARCUS, DAVID M BARCUS 525 MAIN ST  LA CROSSE WI 54601-4022 227 LIBERTY ST UNIT 11 34,703.25 1,267.63

17-40300-120  DEBORAH L BARCUS, DAVID M BARCUS 525 MAIN ST  LA CROSSE WI 54601-4022 227 LIBERTY ST UNIT 12 34,703.25 1,267.63

17-40300-130  DEBORAH L BARCUS, DAVID M BARCUS 525 MAIN ST  LA CROSSE WI 54601-4022 227 LIBERTY ST UNIT 13 34,703.25 1,267.63

17-40300-140  DEBORAH L BARCUS, DAVID M BARCUS 525 MAIN ST  LA CROSSE WI 54601-4022 227 LIBERTY ST UNIT 14 34,703.25 1,267.63

17-40300-150  MICHAEL A CALLAHAN, DEBRA J CALLAHAN 131 WEST AVE S  LA CROSSE WI 54601-4129 227 LIBERTY ST UNIT 15 34,703.25 1,267.63

17-40300-160  MICHAEL A CALLAHAN, DEBRA J CALLAHAN 131 WEST AVE S  LA CROSSE WI 54601-4129 227 LIBERTY ST UNIT 16 34,703.25 1,267.63

29,375.76

17-40300-170  DEAN R PIPER, JEAN M PIPER N3616 COUNTY ROAD Y  ROCKLAND WI 54653 225 LIBERTY ST UNIT 1 29,796.39 1,468.79

17-40300-180  DEAN R PIPER, JEAN M PIPER N3616 COUNTY ROAD Y  ROCKLAND WI 54653 225 LIBERTY ST UNIT 2 29,796.39 1,468.79

17-40300-190  DEAN R PIPER, JEAN M PIPER N3616 COUNTY ROAD Y  ROCKLAND WI 54653 225 LIBERTY ST UNIT 3 29,796.39 1,468.79

17-40300-200  DEAN R PIPER, JEAN M PIPER N3616 COUNTY ROAD Y  ROCKLAND WI 54653 225 LIBERTY ST UNIT 4 29,796.39 1,468.79

17-40300-210  RICHARD HEVIER, CHERYL HEVIER, DAVID BARCUS, DEBORAH BARCUS 8A KINGS CT  CAMILLUS NY 13031 225 LIBERTY ST UNIT 5 29,796.39 1,468.79

17-40300-220  RICHARD HEVIER, CHERYL HEVIER, DAVID BARCUS, DEBORAH BARCUS 8A KINGS CT  CAMILLUS NY 13031 225 LIBERTY ST UNIT 6 29,796.39 1,468.79

17-40300-230  RICHARD HEVIER, CHERYL HEVIER, DAVID BARCUS, DEBORAH BARCUS 8A KINGS CT  CAMILLUS NY 13031 225 LIBERTY ST UNIT 7 29,796.39 1,468.79

17-40300-240  RICHARD HEVIER, CHERYL HEVIER, DAVID BARCUS, DEBORAH BARCUS 8A KINGS CT  CAMILLUS NY 13031 225 LIBERTY ST UNIT 8 29,796.39 1,468.79

17-40300-250  APM PROPERTIES LLC 201 MAIN ST STE 700 LA CROSSE WI 54601 225 LIBERTY ST UNIT 9 29,796.39 1,468.79

17-40300-260  APM PROPERTIES LLC 201 MAIN ST STE 700 LA CROSSE WI 54601 225 LIBERTY ST UNIT 10 29,796.39 1,468.79

17-40300-270  DEAN R PIPER, JEAN M PIPER N3651 COUNTY ROAD Y  ROCKLAND WI 54653 225 LIBERTY ST UNIT 11 29,796.39 1,468.79

17-40300-280  DEAN R PIPER, JEAN M PIPER N3651 COUNTY ROAD Y  ROCKLAND WI 54653 225 LIBERTY ST UNIT 12 29,796.39 1,468.79

17-40300-290  DEAN R PIPER, JEAN M PIPER N3651 COUNTY ROAD Y  ROCKLAND WI 54653 225 LIBERTY ST UNIT 13 29,796.39 1,468.79

17-40300-300  DEAN R PIPER, JEAN M PIPER N3651 COUNTY ROAD Y  ROCKLAND WI 54653 225 LIBERTY ST UNIT 14 29,796.39 1,468.79

17-40300-310  RICHARD HEVIER, CHERYL HEVIER, DAVID BARCUS, DEBORAH BARCUS 8A KINGS CT  CAMILLUS NY 13031 225 LIBERTY ST UNIT 15 29,796.39 1,468.79

17-40300-320  RICHARD HEVIER, CHERYL HEVIER, DAVID BARCUS, DEBORAH BARCUS 8A KINGS CT  CAMILLUS NY 13031 225 LIBERTY ST UNIT 16 29,796.39 1,468.79

17-40300-330  RICHARD HEVIER, CHERYL HEVIER, DAVID BARCUS, DEBORAH BARCUS 8A KINGS CT  CAMILLUS NY 13031 225 LIBERTY ST UNIT 17 29,796.39 1,468.79

17-40300-340  RICHARD HEVIER, CHERYL HEVIER, DAVID BARCUS, DEBORAH BARCUS 8A KINGS CT  CAMILLUS NY 13031 225 LIBERTY ST UNIT 18 29,796.39 1,468.79

17-40300-350  MICHAEL A CALLAHAN, DEBRA J CALLAHAN 131 WEST AVE S  LA CROSSE WI 54601-4129 225 LIBERTY ST UNIT 19 29,796.39 1,468.79

17-40300-360  MICHAEL A CALLAHAN, DEBRA J CALLAHAN 131 WEST AVE S  LA CROSSE WI 54601-4129 225 LIBERTY ST UNIT 20 29,796.39 1,468.79

17-10296-60  MAGNUM COMMUNICATIONS INC PO BOX 400  PORTAGE WI 53901-0400 102 LANG DR 599,226.91 572.50

17-10298-75  TRISTATE AIRGAS INC PO BOX 94737  CLEVELAND OH 44101-4737 905 MONITOR ST 40,222.68 1,987.14

17-10294-110  MONITORBASS LLC 800 MONITOR ST  LA CROSSE WI 54603-3107 800 MONITOR ST 29,152.63 19,434.81

17-10294-100  ROBERT W BURG 2535 MADISON PL  LA CROSSE WI 54601 726 MONITOR ST 29,388.45 23,468.20

17-10294-55  ROBERT W BURG, BARBARA A BOYD 700 MONITOR ST  LA CROSSE WI 54603-3106 700 MONITOR ST 70,835.70 14,980.03

17-10297-21  MA MANOCK PROPERTIES LLC 816 MONITOR ST  LA CROSSE WI 54603-3101 818 MONITOR ST 32,810.57 18,977.97

17-10297-22  DONALD L STOECKLY, DIANE STOECKLY 816 MONITOR ST  LA CROSSE WI 54603-3107 830 MONITOR ST 29,043.24 28,434.12

17-10225-70  GLEN D KENDHAMMER, DIANE M KENDHAMMER 707 MONITOR ST  LA CROSSE WI 54603-3138 707 MONITOR ST 12,924.44 3,696.65

364,118.62 16,623.75 4.57%

Updated: 9/29/2022
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22-1178 
 
Resolution approving sale of surplus property and allocation of funds related to certain charges 
on real estate at 717 Wall Street. 
 

RESOLUTION 
 

WHEREAS, the City of La Crosse owns parcel #17-10290-10 located at 717 Wall St.; 
and 
 

WHEREAS, at the May 16, 2022 meeting of the Board of Public Works, it was determined 
to move forward with the Offer to Purchase from John M. Olson and Sarah B. Olson at the price 
of Nine Thousand Three Hundred Dollars ($9300.00), for their proposed plan to combine with 
property with their own lot and construct a garage to serve the combined property, with that offer 
attached to this legislation; and 

 
WHEREAS,  in 2017 it was necessary for the City of La Crosse to perform certain work 

and services to the property in order to abate public nuisance issues, including, without limitation, 
the demolition of the improvements on the property, and 

 
WHEREAS,  the City placed a lien on the property in the amount of $25,718.23 in 2017 

for the partial recovery of said abatement costs, of which additional interest and penalties in the 
amount of approximately $21,700 associated with that charge has accrued to date, and 

 
WHEREAS, interest and penalty charges are accrued on a monthly basis for all 

outstanding payments; and 
 
WHEREAS, the City will be reimbursed by the County for the charges associated with the 

abatement after the payment has been made the County. 
 
NOW, THEREFORE, BE IT RESOLVED by the Common Council of the City of La Crosse 

that it hereby authorizes the sale of this property to John M. Olson and Sarah B. Olson.   
 
BE IT FURTHER RESOLVED that funds from the General Fund, account 1009910-

551030, not to exceed $55,000 shall be available for payment at closing to the County for all 
outstanding taxes due, including the abatement related costs, interest and penalties associated. 

 
BE IT FURTHER RESOLVED that proceeds from the sale shall be deposited into General 

Revenue-Sale of Land, account 1009910-491002. 
 
BE IT FURTHER RESOLVED that City staff is authorized to take any action necessary to 

effectuate this resolution. 
 
BE IT FURTHER RESOLVED that the Mayor and City Clerk are hereby authorized to 

execute any documents in connection with said sale. 
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City of La Crosse, WI City Plan Commission Report October 3, 2022 

Agenda Item 22-1178 (Andrea Trane)  

Resolution approving sale of surplus property and allocation of funds related to certain charges on real 
estate at 717 Wall Street. 

General Location  

Lower Northside and Depot Neighborhood Association, Council District 2.  On Wall St between 
Caledonia and Avon Sts. 

Background Information 

The City acquired this property on 11/11/21 due to unpaid taxes.  In 2017, while the property was 
privately owned, it was necessary for the City to perform certain work and services to the property in 
order to abate public nuisance issues, including, without limitation, the demolition of the improvements 
on the property.  The cost for this work is included in the unpaid taxes on the property.  

The City declared this parcel surplus 2/2/22 and advertised it to be for sale per the surplus land policy. 
The proposal from Mr. and Mrs. John and Sarah Olson was accepted by the Board of Public Works on 
5/16/22.   

After discussing the issue of clearing the unpaid taxes, the County has advised that at closing all fees 
would be paid and then the County would reimburse the City for the delinquent special charges,  

Recommendation of Other Boards and Commissions  

Offer to purchase was approved by the Board of Public Works on 5/16/22. 

Consistency with Adopted Comprehensive Plan 

Zoning of this property will remain residential and therefore still consistent with the Comprehensive 
Plan. 

Staff Recommendation 

Planning staff recommend approval. 

Routing F&P 10.6.2022
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NOTICE OF PUBLIC HEARING 
AND JOINT REVIEW BOARD MEETING 

CITY OF LA CROSSE, WISCONSIN 
 
NOTICE IS HEREBY GIVEN that the City of La Crosse will hold a Joint Review Board meeting on October 3, 2022 at 2:00 p.m.  
 
The meeting will be held at the La Crosse City Hall, located at 400 La Crosse Street.  
 
The purpose of the meeting is to organize the Joint Review Board for further consideration of the City ’s proposal to amend 
Tax Incremental District No. 18. 
 
The Joint Review Board will also review the annual reports and the performance and status of each Tax Incremental District 
governed by the Joint Review Board as required by Wis. Stat. § 66.1105(4m)(f). 
 
NOTICE IS HEREBY GIVEN that the Plan Commission of the City of La Crosse will hold a public hearing on October 3, 2022 
at 4:00 p.m.  
 
The meeting will be held at the La Crosse City Hall, located at 400 La Crosse Street. You may also attend the meeting 
remotely, if you prefer. 
 
You are invited to call Planning Room #1 on Lifesize. 
Join the meeting: https://call.lifesizecloud.com/4796124  
Click to call from Mobile (audio only) 
    United States: +1 (877) 422-8614,, 4796124# 
Call in by Phone (audio only) 
    United States: +1 (877) 422-8614 
Meeting extension: 4796124# 
 
The hearing will be held to provide the public a reasonable opportunity to comment on the proposed amendments to the 
Project Plan for Tax Incremental District No. 18. 
 
The territory within the District was previously identified as a blighted area at the time of the District’s creation. 
 
Projects to be undertaken within the District and costs to be incurred (Project Costs) will continue to be for the purpose 
of eliminating or reducing blight and may include acquisition of property, rights of way or easements, site preparation, 
installation or rehabilitation of utilities and streets, payment of cash grants as development incentives to owners, lessees, 
or developers of land located within the District, professional services and organizational costs, administrative costs, 
financing costs and other costs as may be necessary to implement the District’s Project Plan. Project Costs may be 
undertaken within the District’s proposed boundary and in areas located in the City within ½ mile of that boundary. 
 
As permitted under Wisconsin Statutes Section 66.1105(4)(h)1., the list of estimated Project Costs in the current Project 
Plan would be amended and increased by approximately $35,000,000. 
 
All interested parties will be given a reasonable opportunity to comment on the proposed amendments to the District’s 
Project Plan. A copy of the proposed amendment to the District’s Project Plan is available for public inspection and will be 
provided on request during normal business hours at the office of the City  Clerk at the La Crosse City  Hall, located at 400 
La Crosse Street. 
 

By Order of the City of La Crosse, Wisconsin 
 

Published September 26, 2022 
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22-1232 
 

RESOLUTION APPROVING AN AMENDMENT TO THE PROJECT PLAN OF 
TAX INCREMENTAL DISTRICT NO. 18, 

CITY OF LA CROSSE, WISCONSIN 
 
 

WHEREAS, the City of La Crosse (the “City") has determined that use of Tax Incremental Financing 
is required to promote development and redevelopment within the City; and 
 

WHEREAS, Tax Incremental District No. 18 (the “District”) was created by the City on July 9, 2020 
as a blighted area district; and 
 

WHEREAS, the City now desires to amend the Project Plan of the District (the “Amendment”) in 
accordance with the provisions of Wisconsin Statutes Section 66.1105 (the "Tax Increment Law"); and 
 

WHEREAS, such Amendment will amend the categories, locations or costs of project costs to be 
made as permitted under Wisconsin Statutes Section 66.1105(4)(h)1. 
 

WHEREAS, an amended Project Plan for the District has been prepared that includes: 
 

a. A statement listing of the kind, number and location of all proposed public works or 
improvements within the District, or to the extent provided in Wisconsin Statutes Sections 
66.1105(2)(f)1.k. and 66.1105(2)(f)1.n., outside of the District; 

b. An economic feasibility study; 
c. A detailed list of estimated project costs; 
d. A description of the methods of financing all estimated project costs and the time when the 

related costs or monetary obligations are to be incurred; 
e. A map showing existing uses and conditions of real property in the District; 
f. A map showing proposed improvements and uses in the District; 
g. Proposed changes of zoning ordinances, master plan, map, building codes and City 

ordinances;  
h. A list of estimated non-project costs; 
i. A statement of the proposed plan for relocation of any persons to be displaced; 
j. A statement indicating how the amendment of the District promotes the orderly development 

of the City;  
k. An opinion of the City Attorney or of an attorney retained by the City advising that the Project 

Plan is complete and complies with Wisconsin Statutes Section 66.1105(4)(f).; and 
 

WHEREAS, prior to its publication, a copy of the notice of public hearing was sent to the chief 
executive officers of La Crosse County, the School District of La Crosse School District, and the Western 
Technical College District, and any other entities having the power to levy taxes on property located within 
the District, in accordance with the procedures specified in the Tax Increment Law; and 

WHEREAS, in accordance with the procedures specified in the Tax Increment Law, the Plan 
Commission, on October 3, 2022 held a public hearing concerning the proposed amendment to the Project 
Plan of the District, providing interested parties a reasonable opportunity to express their views thereon; 
and 
 

WHEREAS, after said public hearing, the Plan Commission adopted the Project Plan and 
recommended to the Common Council that it amend the Project Plan. 
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NOW, THEREFORE, BE IT RESOLVED by the Common Council of the City of La Crosse that: 
 

1. The boundaries of the District named "Tax Incremental District No. 18, City of La Crosse" 
remain unchanged. 

 
2. That this Amendment is effective as of the date of adoption of this resolution. 
 
3. The Common Council finds and declares that: 
 
(a) The improvement of such area is likely to enhance significantly the value of substantially all 

of the other real property in the District. 

(b) The City estimates that less than 35% OR of the territory within the District will be devoted to 
retail business at the end of the District’s maximum expenditure period, pursuant to 
Wisconsin Statutes Section 66.1105(5)(b). 

 
(c) The project costs relate directly to promoting the elimination of blight of the area consistent 

with the purpose for which the District was created. 
 

4. The Project Plan for "Tax Incremental District No. 18, City of La Crosse" (see attachment), 
as amended, is approved, and the City further finds the Project Plan is feasible and in 
conformity with the master plan of the City.  

 
 
Adopted this _________ day of _______________, 2022. 
 
 
      
Mayor 
 
 
 
      
City  Clerk 
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SECTION 1: 
Executive Summary 

DESCRIPTION OF DISTRICT 
Tax Incremental District (“TID”) No. 18 (“District”) is a Blighted Area District 
created on July 9, 2020. The District was created to: 

 Provide a means to finance public and private improvements throughout 
the redevelopment area knows as River Point District for mixed-use 
purposes 

Purpose of Amendment 
The purpose of this amendment, referred to hereafter as the Plan, the 
Amendment, or the Plan Amendment, is to: 
 

 Amend the categories, locations or costs of project costs to be made as 
permitted under Wis. Stat. § 66.1105(4)(h)1. (“Project”). 

Estimated Total Project Cost Expenditures 
The City anticipates making total additional expenditures (net of sums already 
expended and part of the original plan budget) of approximately $50,000,000 
(“Project Costs”) to undertake the projects listed in this Project Plan (“Plan”).  

Incremental Valuation 
The City projects that new land and improvements value of approximately 
$161,000,000 will result from the Project. Creation of this additional value will 
be made possible by the Project Costs made within the District. A table 
detailing assumptions as to the development timing and associated values is 
included in the Economic Feasibility Study located within this Plan. 

Expected Termination of District   
Based on the Economic Feasibility Study located within Section 9 of this Plan, 
the City anticipates that the District will generate sufficient tax increment to 
pay all Project Costs within 23 of its allowable 27 years. 

Summary of Findings 
As required by Wis. Stat. § 66.1105, and as documented in this Plan and the 
exhibits contained and referenced herein, the following findings are made: 

1. That “but for” the creation (and amendment) of this District, the 
development projected to occur as detailed in this Plan: 1) would not occur; 
or 2) would not occur in the manner, at the values, or within the timeframe 
desired by the City. In reaching this determination, the City has considered: 
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The substantial investment needed to provide buildable sites and the public 
infrastructure necessary to allow for (re)development within the District. 
Absent the use of tax incremental financing, the City is unable to fully fund 
this program of infrastructure improvements.  Further, it is likely the City will 
need to provide public assistance to certain projects to achieve the 
development plan for the area. 

2. The economic benefits of the District, as measured by increased 
employment, business and personal income, and property value, are 
sufficient to compensate for the cost of the improvements. In making this 
determination, the City has considered the following information: 

 As demonstrated in the Economic Feasibility Section of this Project Plan, 
the tax increments projected to be collected (including the sharing of 
excess tax increment by one or more “donor” districts) are more than 
sufficient to pay for the proposed project costs.  On this basis alone, the 
finding is supported. 

 The development expected to occur within the District would create 
approximately 900 residential units, providing for multi-generational 
housing opportunities, as well as for workers in the City. 

3. The benefits of the proposal outweigh the anticipated tax increments to 
be paid by the owners of property in the overlying taxing jurisdictions. As 
required by Wis. Stat. § 66.1105(4)(i)4., a calculation of the share of 
projected tax increments estimated to be paid by the owners of property in 
the overlying taxing jurisdictions has been prepared and can be found in this 
Plan. However, because the Project would not occur without the use of tax 
incremental financing, these tax increments would not be paid but for 
creation of the District. Accordingly, the City finds that the benefits 
expected to be realized as set forth in this Plan outweigh the value of the 
tax increments to be invested in the Project.   

4. The boundaries of the District are not being amended. 
 

5. The Project Costs relate directly to the elimination of blight in the District, 
consistent with the purpose for which the District is created.  

6. Improvements to be made in the District are likely to significantly enhance 
the value of substantially all of the other real property in the District.   

7. The Plan for the District is feasible and is in conformity with the Master Plan 
of the City.  
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8. The City estimates that less than 35% of the territory within the District will 
be devoted to retail business at the end of the District’s maximum 
expenditure period, pursuant to Wis. Stat. § 66.1105(5)(b).  
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SECTION 2: 
Map of Current District Boundary 

The District’s boundaries are not being amended. 
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SECTION 3: 
Map Showing Existing Uses and Conditions 

The District’s boundaries are not being amended. The “Map Showing Existing 
Uses and Conditions” included within the District’s original Project Plan dated 
July 9, 2020 remains unchanged and is incorporated by reference as part of 
this Plan Amendment. 
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SECTION 4: 
Equalized Value Test 

No territory will be added to the District. Demonstration of compliance with the 
equalized value test is not required for this Plan Amendment. 

 

SECTION 5: 

Statement Listing the Kind, Number and Location of All 
Proposed Public Works or Improvements Within the 
District 

Project Costs are any expenditure made, estimated to be made, or monetary 
obligations incurred or estimated to be incurred as outlined in this Plan. Project 
Costs will be diminished by any income, special assessments or other revenues, 
including user fees or charges, other than tax increments, received or 
reasonably expected to be received in connection with the implementation of 
the Plan. If Project Costs incurred benefit territory outside the District, a 
proportionate share of the cost is not a Project Cost. Costs identified in this 
Plan are preliminary estimates made prior to design considerations and are 
subject to change after planning, design and construction is completed. 

With all Project Costs, the costs of engineering, design, survey, inspection, 
materials, construction, restoring property to its original condition, apparatus 
necessary for public works, legal and other consultant fees, testing, 
environmental studies, permits, updating ordinances and plans, judgments or 
claims for damages and other expenses are included as Project Costs. The map 
found in Section 7 of this Plan along with the Detailed List of Project Costs 
found in Section 8 provide additional information as to the kind, number and 
location of potential Project Costs. 

The “Statement of Kind, Number and Location of Proposed Public Works and 
Other Projects” set forth in the original District Project Plan approved on July 
9, 2020 is amended to add the following Project Costs that the City has made, 
expects to make, or may need to make, in conjunction with the implementation 
of the District’s Plan or this Plan Amendment. 
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Property, Right-of-Way and Easement Acquisition 

Property Acquisition for Development 

To promote and facilitate development the City may acquire property within 
the District. The cost of property acquired, and any costs associated with the 
transaction, are eligible Project Costs. Following acquisition, other Project 
Costs within the categories detailed in this Section may be incurred to make 
the property suitable for development.  Any revenue received by the City from 
the sale of property acquired pursuant to the execution of this Plan will be used 
to reduce the total project costs of the District.  If total Project Costs incurred 
by the City to acquire property and make it suitable for development exceed 
the revenues or other consideration received from the sale or lease of that 
property, the net amount shall be considered “real property assembly costs” as 
defined in Wis. Stat. § 66.1105(2)(f)1.c., and subject to recovery as an eligible 
Project Cost. 

Property Acquisition for Conservancy 

To promote the objectives of this Plan, the City may acquire property within 
the District that it will designate for conservancy. These conservancy objectives 
include: preserving historic resources or sensitive natural features; protection 
of scenic and historic views; maintaining habitat for wildlife; maintaining 
adequate open space; reduction of erosion and sedimentation by preserving 
existing vegetation; and providing adequate areas for management of 
stormwater. The cost of property acquired for conservancy, and any costs 
associated with the transaction, are eligible Project Costs. 

Acquisition of Rights-of-Way 

The City may need to acquire property to allow for installation of streets, 
driveways, sidewalks, utilities, stormwater management practices and other 
public infrastructure. Costs incurred by the City to identify, negotiate and 
acquire rights-of-way are eligible Project Costs. 

Acquisition of Easements 

The City may need to acquire temporary or permanent easements to allow for 
installation and maintenance of streets, driveways, sidewalks, utilities, 
stormwater management practices and other public infrastructure.  Costs 
incurred by the City to identify, negotiate and acquire easement rights are 
eligible Project Costs. 
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Relocation Costs 

If relocation expenses are incurred in conjunction with the acquisition of 
property, those expenses are eligible Project Costs. These costs may include 
but are not limited to: preparation of a relocation plan; allocations of staff time; 
legal fees; publication of notices; obtaining appraisals; and payment of 
relocation benefits as required by Wis. Stat. Chapter 32 and Wis. Admin. Code 
ADM 92. 

Site Preparation Activities 

Environmental Audits and Remediation 

If it becomes necessary to evaluate any land or improvement within the District, 
any cost incurred by the City related to environmental audits, testing, and 
remediation are eligible Project Costs. 

Demolition 

To make sites suitable for development, the City may incur costs related to 
demolition and removal of structures or other land improvements, to include 
abandonment of wells or other existing utility services. 

Site Grading 

Land within the District may require grading to make it suitable for 
development, to provide access, and to control stormwater runoff.  The City 
may need to remove and dispose of excess material, or bring in fill material to 
provide for proper site elevations. Expenses incurred by the City for site 
grading are eligible Project Costs. 

Utilities 

Sanitary Sewer System Improvements 

To allow development to occur, the City may need to construct, alter, rebuild 
or expand sanitary sewer infrastructure within the District.  Eligible Project 
Costs include, but are not limited to, construction, alteration, rebuilding or 
expansion of: collection mains; manholes and cleanouts; service laterals; force 
mains; interceptor sewers; pumping stations; lift stations; wastewater treatment 
facilities; and all related appurtenances. To the extent sanitary sewer projects 
undertaken within the District provide direct benefit to land outside of the 
District, the City will make an allocation of costs based on such benefit. Those 
costs corresponding to the benefit allocated to land within the District, and 
necessitated by the implementation of the Project Plan, are eligible Project 
Costs. Implementation of the Project Plan may also require that the City 

84



Tax Incremental District No. 18 Project Plan Amendment 
City of La Crosse 
Prepared by Ehlers    Page | 11 
 

construct, alter, rebuild or expand sanitary sewer infrastructure located outside 
of the District. That portion of the costs of sanitary sewer system projects 
undertaken outside the District which are necessitated by the implementation 
of the Project Plan are eligible Project Costs.  

Water System Improvements 

To allow development to occur, the City may need to construct, alter, rebuild 
or expand water system infrastructure within the District. Eligible Project Costs 
include, but are not limited to, construction, alteration, rebuilding or expansion 
of: distribution mains; manholes and valves; hydrants; service laterals; pumping 
stations; wells; water treatment facilities; storage tanks and reservoirs; and all 
related appurtenances. To the extent water system projects undertaken within 
the District provide direct benefit to land outside of the District, the City will 
make an allocation of costs based on such benefit. Those costs corresponding 
to the benefit allocated to land within the District, and necessitated by the 
implementation of the Project Plan, are eligible Project Costs.  Implementation 
of the Project Plan may also require that the City construct, alter, rebuild or 
expand water system infrastructure located outside of the District.  That 
portion of the costs of water system projects undertaken outside the District 
which are necessitated by the implementation of the Project Plan are eligible 
Project Costs. 

Stormwater Management System Improvements 

Development within the District will cause stormwater runoff. To manage this 
stormwater runoff, the City may need to construct, alter, rebuild or expand 
stormwater management infrastructure within the District. Eligible Project 
Costs include, but are not limited to, construction, alteration, rebuilding or 
expansion of: stormwater collection mains; inlets, manholes and valves; service 
laterals; ditches; culvert pipes; box culverts; bridges; stabilization of stream and 
river banks; and infiltration, filtration and detention Best Management Practices 
(BMP’s). To the extent stormwater management system projects undertaken 
within the District provide direct benefit to land outside of the District, the City 
will make an allocation of costs based on such benefit.  Those costs 
corresponding to the benefit allocated to land within the District, and 
necessitated by the implementation of the Project Plan, are eligible Project 
Costs.  Implementation of the Project Plan may also require that the City 
construct, alter, rebuild or expand stormwater management infrastructure 
located outside of the District. That portion of the costs of stormwater 
management system projects undertaken outside the District which are 
necessitated by the implementation of the Project Plan are eligible Project 
Costs. 
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Electric Service 

To create sites suitable for development, the City may incur costs to provide, 
relocate or upgrade electric services. Relocation may require abandonment and 
removal of existing poles or towers, installation of new poles or towers, or 
burying of overhead electric lines.  Costs incurred by the City to undertake this 
work are eligible Project Costs. 

Gas Service 

To create sites suitable for development, the City may incur costs to provide, 
relocate or upgrade gas mains and services. Costs incurred by the City to 
undertake this work are eligible Project Costs. 

Communications Infrastructure 

To create sites suitable for development, the City may incur costs to provide, 
relocate or upgrade infrastructure required for voice and data communications, 
including, but not limited to:  telephone lines, cable lines and fiber optic cable. 
Costs incurred by the City to undertake this work are eligible Project Costs. 

Streets and Streetscape 

Street Improvements 

To allow development to occur, the City may need to construct or reconstruct 
streets, highways, alleys, access drives and parking areas. Eligible Project Costs 
include, but are not limited to: excavation; removal or placement of fill;  
construction of road base; asphalt or concrete paving or repaving;  installation 
of curb and gutter; installation of sidewalks and bicycle lanes; installation of 
culverts, box culverts and bridges; rail crossings and signals; utility relocation, 
to include burying overhead utility lines; street lighting; installation of traffic 
control signage and traffic signals; pavement marking; right-of-way restoration; 
installation of retaining walls; and installation of fences, berms, and landscaping. 

Streetscaping and Landscaping 

To attract development consistent with the objectives of this Plan, the City may 
install amenities to enhance development sites, rights-of-way and other public 
spaces. These amenities include but are not limited to: landscaping; lighting of 
streets, sidewalks, parking areas and public areas; installation of planters, 
benches, clocks, tree rings, trash receptacles and similar items; and installation 
of brick or other decorative walks, terraces and street crossings. These and any 
other similar amenities installed by the City are eligible Project Costs. 
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Community Development 

Cash Grants (Development Incentives)  

The City may enter into agreements with property owners, lessees, or 
developers of land located within the District for sharing costs to encourage 
the desired kind of improvements and assure tax base is generated sufficient 
to recover Project Costs. No cash grants will be provided until the City executes 
a developer agreement with the recipient of the cash grant.  Any payments of 
cash grants made by the City are eligible Project Costs. 

Contribution to Redevelopment Authority (RDA) 

As provided for in Wis. Stat. § 66.1105(2)(f)1.h and Wis. Stat. § 66.1333(13), the 
City may provide funds to its RDA to be used for administration, planning 
operations, and capital costs, including but not limited to real property 
acquisition, related to the purposes for which it was established in furtherance 
of any redevelopment or urban renewal project. Funds provided to the RDA for 
this purpose are eligible Project Costs. 

Revolving Loan/Grant Program (Development Incentives) 

To encourage private development consistent with the objectives of this Plan, 
the City, through its RDA, may provide loans or grants to eligible property 
owners in the District. Eligible improvements will be those that are likely to 
improve the value of the property, enhance the visual appearance of the 
property and surrounding area, correct safety deficiencies, or as otherwise 
specified by the RDA in the program manual.  Any funds returned to the RDA 
from the repayment of loans made are not considered revenues to the District 
and will not be used to offset District Project Costs. Instead, these funds may 
be placed into a revolving fund and will continue to be used for the program 
purposes stated above. Any funds provided to the RDA for purposes of 
implementing this program are considered eligible Project Costs. 

Miscellaneous 

Rail Spur 

To allow for development, the City may incur costs for installation of a rail spur 
or other railway improvements to serve development sites located within the 
District. 

Projects Outside the Tax Increment District 

Pursuant to Wis. Stat. § 66.1105(2)(f)1.n, the City may undertake projects within 
territory located within one-half mile of the boundary of the District provided 
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that: 1) the project area is located within the City’s corporate boundaries; and 
2) the projects are approved by the Joint Review Board. The cost of projects 
completed outside the District pursuant to this section are eligible project costs 
and may include any project cost that would otherwise be eligible if undertaken 
within the District. The City intends to make the following project cost 
expenditures outside the District: 

Street improvements, including costs within the street right of way 

Professional Service and Organizational Costs 

The costs of professional services rendered, and other costs incurred, in relation 
to the creation, administration and termination of the District, and the 
undertaking of the projects contained within this Plan, are eligible Project Costs. 
Professional services include but are not limited to: architectural; 
environmental; planning; engineering; legal; audit; financial; and the costs of 
informing the public with respect to the creation of the District and the 
implementation of the Plan. 

Administrative Costs 

The City may charge to the District as eligible Project Costs reasonable 
allocations of administrative costs, including, but not limited to, employee 
salaries. Costs allocated will bear a direct connection to the time spent by City 
employees relating to the implementation of the Plan. 

Financing Costs 

Interest expense, debt issuance expenses, redemption premiums, and any other 
fees and costs incurred in conjunction with obtaining financing for projects 
undertaken under this Plan are eligible Project Costs. 
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SECTION 6: 
Map Showing Proposed Improvements and Uses 

 

 

 

Development incentives may occur anywhere within the District’s boundaries. 
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SECTION 7: 
Detailed List of Estimated Project Costs 

The following list identifies the Project Costs that the City has made, expects 
to make, or may need to make in conjunction with the implementation of the 
District’s Plan or this Plan Amendment. All projects identified and related costs 
reflect the best estimates available as of the date of preparation of this Plan 
Amendment. All costs are preliminary estimates and may increase or decrease. 
Certain Project Costs listed may become unnecessary, and other Project Costs 
not currently identified may need to be made. (Section 6 details the general 
categories of eligible Project Costs). Changes in Project Cost totals or the types 
of Project Costs to be incurred will not require that this Plan be amended. This 
Plan is not meant to be a budget nor an appropriation of funds for specific 
Project Costs, but a framework within which to manage Project Costs. 

 

See Following Page 
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Phase III Phase IV Through Life of
2023 ‐ 2027 2024 2025 2042 District Total (Note 1)

Project ID Project Name/Type

1 Parks & Public Spaces 5,100,000 5,100,000

2 Marina Improvements 3,300,000 3,300,000

3 Shoreline Stabilization 2,450,000 2,450,000

4 Trails and Rive/Boardwalk 1,500,000 1,500,000

5 Surface Parking 1,000,000 1,000,000

6 Acquisition/Demolition 1,500,000 1,500,000

7 Sanitary Sewer System Improvements 680,000 295,000 975,000

8 Water System Improvements 1,465,000 920,000 2,385,000

9 Stormwater Improvements 1,835,000 400,000 2,235,000

10 Streets, including ROW & signals 6,450,000 2,550,000 9,000,000

11 Development Incentives 20,000,000 20,000,000

12 Administration 450,000 450,000

Total Projects 14,850,000 10,430,000 4,165,000 20,000,000 450,000 49,895,000

Notes:

Note 1 Project costs are estimates and are subject to modification

Note 2 These costs supplement, and do not restate or revise the costs set forth in the original plan creating the district

Estimated Amended (Additional) Project List

Tax Increment District # 18

City of La Crosse, Wisconsin
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SECTION 8: 
Economic Feasibility Study, Description of the Methods 
of Financing Estimated Project Costs and the Time When 
Related Costs or Monetary Obligations are to be Incurred 

This Section includes an updated forecast of the valuation increases expected 
within the District, the associated tax increment collections, a summary of how 
remaining Project Costs would be financed, and a projected cash flow 
demonstrating that the District remains economically feasible. 

 

Key Assumptions 

Project Costs the City plans to make are expected to result in $160 million in 
incremental value by 2032. Estimated valuations and timing for construction of 
the Project are included in Table 1. Assuming the City’s current equalized TID 
Interim tax rate of $23.88 per thousand of equalized value, and no economic 
appreciation or depreciation, the Project would generate $76,765,766 in 
incremental tax revenue over the  27-year term of the District as shown in Table 
2. 
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Table 1 – Development Assumptions 

 

 

  

Actual Retail Office Multifamily Townhomes
Senior 

Housing

Residential 

Tower
Mixed Use Commercial Other Hotel Annual Total

1 2020 616,600 616,600 2020 1

2 2021 0 0 2021 2

3 2022 0 2022 3

4 2023 0 2023 4

5 2024 0 2024 5

6 2025 1,400,000 6,760,000 15,778,750 5,880,000 1,700,000 31,518,750 2025 6

7 2026 1,400,000 6,760,000 2,940,000 7,905,000 19,140,000 9,425,000 1,700,000 7,610,000 56,880,000 2026 7

8 2027 15,778,750 2,940,000 1,600,000 2,200,000 22,518,750 2027 8

9 2028 1,400,000 6,760,000 7,975,000 16,135,000 2028 9

10 2029 1,400,000 15,778,750 17,178,750 2029 10

11 2030 7,889,375 7,889,375 2030 11

12 2031 7,889,375 7,889,375 2031 12

13 2032 0 2032 13

14 2033 0 2033 14

15 2034 0 2034 15

16 2035 0 2035 16

17 2036 0 2036 17

18 2037 0 2037 18

19 2038 0 2038 19

20 2039 0 2039 20

21 2040 0 2040 21

22 2041 0 2041 22

23 2042 0 2042 23

24 2043 0 2043 24

25 2044 0 2044 25

26 2045 0 2045 26

27 2046 0 2046 27

Totals 616,600 5,600,000 20,280,000 63,115,000 11,760,000 7,905,000 27,115,000 9,425,000 5,000,000 2,200,000 7,610,000 160,626,600

Notes:

Construction Year Construction Year

City of La Crosse, Wisconsin

Tax Increment District # 18

Development Assumptions
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Table 2 – Tax Increment Projection Worksheet 

 

 

  

Type of District Base Value 0

District Creation Date Appreciation Factor 0.00% Apply to Base Value
Valuation Date Jan 1, 2020 Base Tax Rate $23.88

Max Life (Years) Rate Adjustment Factor

Expenditure Period/Termination 22 7/9/2042

Revenue Periods/Final Year 27 2048

Extension Eligibility/Years Yes 3 Tax Exempt Discount Rate 4.50%

Eligible Recipient District Taxable Discount Rate 6.00%

Construction 

Year Value Added

Valuation 

Year

Inflation 

Increment

Total 

Increment

Revenue 

Year Tax Rate

Tax 

Increment

Tax Exempt 

NPV 

Calculation

Taxable NPV 

Calculation

1 2020 616,600 2021 0 616,600 2022 $23.88 14,723 12,901 12,361

2 2021 0 2022 0 0 2023 $23.88 0 12,901 12,361

3 2022 0 2023 0 0 2024 $23.88 0 12,901 12,361

4 2023 0 2024 0 0 2025 $23.88 0 12,901 12,361

5 2024 0 2025 0 0 2026 $23.88 0 12,901 12,361

6 2025 31,518,750 2026 0 31,518,750 2027 $23.88 752,581 542,105 484,540

7 2026 56,880,000 2027 0 88,398,750 2028 $23.88 2,110,720 1,962,418 1,733,872

8 2027 22,518,750 2028 0 110,917,500 2029 $23.88 2,648,406 3,667,800 3,212,728

9 2028 16,135,000 2029 0 127,052,500 2030 $23.88 3,033,665 5,537,141 4,810,825

10 2029 17,178,750 2030 0 144,231,250 2031 $23.88 3,443,847 7,567,853 6,522,311

11 2030 7,889,375 2031 0 152,120,625 2032 $23.88 3,632,223 9,617,413 8,225,239

12 2031 7,889,375 2032 0 160,010,000 2033 $23.88 3,820,600 11,680,434 9,915,095

13 2032 0 2033 0 160,010,000 2034 $23.88 3,820,600 13,654,616 11,509,297

14 2033 0 2034 0 160,010,000 2035 $23.88 3,820,600 15,543,785 13,013,263

15 2034 0 2035 0 160,010,000 2036 $23.88 3,820,600 17,351,603 14,432,097

16 2035 0 2036 0 160,010,000 2037 $23.88 3,820,600 19,081,572 15,770,621

17 2036 0 2037 0 160,010,000 2038 $23.88 3,820,600 20,737,045 17,033,379

18 2037 0 2038 0 160,010,000 2039 $23.88 3,820,600 22,321,230 18,224,660

19 2038 0 2039 0 160,010,000 2040 $23.88 3,820,600 23,837,196 19,348,510

20 2039 0 2040 0 160,010,000 2041 $23.88 3,820,600 25,287,881 20,408,746

21 2040 0 2041 0 160,010,000 2042 $23.88 3,820,600 27,876,521 22,693,507

22 2041 0 2042 0 160,010,000 2043 $23.88 3,820,600 29,264,736 23,693,730

23 2042 0 2043 0 160,010,000 2044 $23.88 3,820,600 30,593,172 24,637,336

24 2043 0 2044 0 160,010,000 2045 $23.88 3,820,600 31,864,403 25,527,530

25 2044 0 2045 0 160,010,000 2046 $23.88 3,820,600 33,080,891 26,367,337

26 2045 0 2046 0 160,010,000 2047 $23.88 3,820,600 34,244,995 27,159,607

27 2046 0 2047 0 160,010,000 2048 $23.88 3,820,600 35,358,970 27,907,031

Totals 160,626,600 0 Future Value of Increment 76,765,766

Notes:

Actual results will vary depending on development, inflation of overall tax rates.

NPV calculations represent estimated amount of funds that could be borrowed (including project cost, capitalized interest and issuance costs).

City of La Crosse, Wisconsin

Tax Increment District # 18

Tax Increment Projection Worksheet

Blighted Area

July 9, 2020

27

Yes
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Financing and Implementation 

Table 3 provides a summary of the District’s financing plan.  The City and its 
RDA may use a variety of financing tools to achieve the redevelopment 
objectives for River Point District.  These include but are not limited to the 
issuance of debt by the City and/or its RDA, receipt of excess tax increment 
from one or more donor TIDs, advances from other funds, use of positive tax 
increments on both an annual and cumulative basis, and reimbursement of 
private development costs through use of cash grants to owners or lessees of 
property within the District. 

Based on the Project Cost expenditures as included within the cash flow exhibit 
(Table 4), the District is projected to accumulate sufficient funds by the year 
2044 to pay off all Project cost liabilities and obligations. The projected closure 
is based on the various assumptions noted in this Plan and will vary dependent 
on actual Project Costs incurred and the actual amount of tax increments 
collected. 

 

Table 3 – Financing Plan 

 

Description Year Amount Structure 
Parks/Public Spaces/Marina 2024 $5,000,000 G.O. Bonds – Amortizing 
Phase III Infrastructure 2024 $10,500,000 RDA Rev – I/O Balloon 
Phase IV Infrastructure 2025 $4,250,000 RDA Rev – I/O Balloon 
Parks/Public Spaces/Marina 2026 $5,000,000 G.O. Bonds – Amortizing 
Parks/Public Spaces/Marina 2027 $5,000,000 G.O. Bonds - Amortizing 
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Table 4 – Cash Flow 

 

 
 

The City’s forecast for development, revenues and expenditures cannot be assured as to accuracy.  Actual results may 
differ materially from projections. 

 

City of La Crosse, WI
Tax Increment District No. 18

Cash Flow Projection

Phase I Fill Phase II Phase III Phase IV
Year RDA Rev RDA Rev Streets B‐G Infra. Master Valuation

$3,000,000 $3,890,000 $5,000,000 $10,500,000 $4,250,000 $5,000,000 $5,000,000 Developer Success

2021 2022 2024 2024 2025 2026 2027 Pmts. Fees Year

1.89% 2.75% 4.00% 4.00% 4.00% 4.00% 4.00%

Int. Only Int. Only G.O. Bonds Int. Only Int. Only G.O. Bonds G.O. Bonds

2021 0 484,609 2021

2022 14,415 0 4,600,000 4,000,000 0 0 0 3,845,500 0 0 12,459,915 55,598 0 1,000,000 7,710,000 100,000 716,000 0 9,581,598 2,878,318 3,362,927 2022

2023 0 0 600,000 0 0 0 0 0 0 0 600,000 56,700 94,760 0 100,000 250,000 0 501,460 98,540 3,461,466 2023

2024 0 0 325,000 0 0 0 0 15,380,000 0 0 15,705,000 56,700 98,028 0 50,000 10,430,000 4,950,000 100,000 0 15,684,728 20,272 3,481,738 2024

2025 14,723 0 2,000,000 50,000 0 0 0 4,165,000 0 0 6,229,723 56,700 98,028 367,909 420,000 1,000,000 4,165,000 100,000 0 6,207,637 22,086 3,503,824 2025

2026 14,723 0 5,000,000 225,000 0 0 0 4,950,000 0 0 10,189,723 3,056,700 98,028 367,909 420,000 170,000 1,000,000 4,950,000 100,000 0 10,162,637 27,086 3,530,910 2026

2027 767,304 0 5,600,000 0 0 0 0 4,950,000 0 0 11,317,304 3,988,028 367,909 420,000 170,000 367,909 1,000,000 4,950,000 0 11,263,846 53,459 3,584,369 2027

2028 2,125,442 0 600,000 0 0 0 0 0 0 2,725,442 367,909 420,000 170,000 367,909 367,909 1,000,000 0 2,693,727 31,716 3,616,085 2028

2029 2,663,128 825,000 10,000,000 0 0 0 0 0 0 13,488,128 367,909 10,920,000 170,000 367,909 367,909 1,000,000 100,000 0 13,293,727 194,402 3,810,487 2029

2030 3,048,388 250,000 3,250,000 0 0 0 0 0 0 6,548,388 367,909 4,420,000 367,909 367,909 1,000,000 0 6,523,727 24,662 3,835,148 2030

2031 3,458,569 0 0 0 0 0 0 0 3,458,569 367,909 367,909 367,909 1,000,000 0 2,103,727 1,354,843 5,189,991 2031

2032 3,646,946 0 0 0 0 0 0 3,646,946 367,909 367,909 367,909 1,000,000 0 2,103,727 1,543,220 6,733,211 2032

2033 3,835,323 0 0 0 0 0 0 3,835,323 367,909 367,909 367,909 1,000,000 0 2,103,727 1,731,596 8,464,807 2033

2034 3,835,323 0 0 0 0 0 0 3,835,323 367,909 367,909 367,909 1,000,000 0 2,103,727 1,731,596 10,196,403 2034

2035 3,835,323 0 0 0 0 0 3,835,323 367,909 367,909 367,909 1,000,000 0 2,103,727 1,731,596 11,928,000 2035

2036 3,835,323 0 0 0 0 3,835,323 367,909 367,909 367,909 1,000,000 0 2,103,727 1,731,596 13,659,596 2036

2037 3,835,323 0 0 0 3,835,323 367,909 367,909 367,909 1,000,000 0 2,103,727 1,731,596 15,391,192 2037

2038 3,835,323 0 0 0 3,835,323 367,909 367,909 367,909 1,000,000 0 2,103,727 1,731,596 17,122,788 2038

2039 3,835,323 0 0 0 3,835,323 367,909 367,909 367,909 1,000,000 0 2,103,727 1,731,596 18,854,385 2039

2040 3,835,323 0 0 0 3,835,323 367,909 367,909 367,909 1,000,000 0 2,103,727 1,731,596 20,585,981 2040

2041 3,835,323 0 0 0 3,835,323 367,909 367,909 367,909 1,000,000 0 2,103,727 1,731,596 22,317,577 2041

2042 3,835,323 0 0 0 3,835,323 367,909 367,909 367,909 1,000,000 0 2,103,727 1,731,596 24,049,174 2042

2043 3,835,323 0 0 0 3,835,323 367,909 367,909 367,909 1,000,000 0 2,103,727 1,731,596 25,780,770 2043

2044 3,835,323 0 0 0 3,835,323 367,909 367,909 367,909 1,000,000 0 2,103,727 1,731,596 27,512,366 2044

2045 3,835,323 0 0 0 3,835,323 367,909 367,909 0 0 735,818 3,099,505 30,611,871 2045

2046 3,835,323 0 0 0 3,835,323 367,909 367,909 0 0 735,818 3,099,505 33,711,376 2046

2047 3,835,323 0 0 0 3,835,323 367,909 0 0 367,909 3,467,414 37,178,790 2047

2048 3,835,323 0 0 0 3,835,323 0 0 0 3,835,323 41,014,113 2048

Total 77,118,804 31,975,000 4,275,000 0 0 0 33,290,500 0 0 147,734,304 3,282,398 4,376,872 7,358,175 12,600,000 5,100,000 7,358,175 7,358,180 20,000,000 150,000 0 1,000,000 22,305,000 14,850,000 500,000 966,000 0 107,204,800 Total

Notes:

* Donor TID revenues are estimated based on projected expenditure requirements.  Revenue can be shared from any eligible donor TID.
* Borrowed proceeds are not shown as revenues.  Expenditures are shown net of costs funded from borrowed proceeds.
* Eligible Donor TIDs: 11, 13, 14, 15, 16, 17
* City may incur additonal Master Developer Payments & Valuation Success Fees under an existing contractual arrangement

REVENUES

Tax 

Increments

TID 13

Donor 

Revenues

TID 15

Donor 

Revenues

Land Sale 

Proceeds

Other 

Revenue

Total 

Revenues

TID 17

Donor 

Revenues

TID 16

Donor 

Revenues

TID 14

Donor 

Revenues

TID 11

Donor 

Revenues

Debt 

Proceeds

Develop. 

Incentives

Property 

Acquisition Admin.

Operating 

Costs

Engineering, 

etc.

Capital Costs

Infra.

Capital Costs

Parks, Etc.

Parks/Public 
Spaces/Mari

Parks/Public 
Spaces/Mari

Parks/Public 
Spaces/Mari

Total 

Expenditures Annual Cumulative

BALANCESEXPENDITURES
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City of La Crosse 
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SECTION 9: 

Annexed Property 
 
A tax incremental district cannot include annexed territory unless at least three 
years have elapsed since the annexation, or certain other requirements are met. 
No territory is being added to the District as part of this Plan Amendment. 

  

SECTION 10: 

Estimate of Property to be Devoted to Retail Business 

Pursuant to Wis. Stat. § 66.1105(5)(b), the City estimates that less than 35% of 
the territory within the District will be devoted to retail business at the end of 
the District’s maximum expenditure period.  

 

SECTION 11: 

Proposed Changes of Zoning Ordinances, Master Plan, 
Map, Building Codes and City Ordinances 

Zoning Ordinances 

The proposed Plan Amendment is in general conformance with the City’s 
current zoning ordinances. Individual properties may require rezoning prior to 
or at the time of development. 

Master (Comprehensive) Plan and Map 

The proposed Plan Amendment is in general conformance with the City’s 
Comprehensive Plan identifying the area as appropriate for redevelopment into 
a mixed-use area.  

Building Codes and Ordinances 

Development within the District will be required to conform to State Building 
Codes and will be subject to the City's permitting and inspection procedures. 
The proposed Plan Amendment conforms to all relevant State and local 
ordinances, plans, and codes. No changes to the existing regulations are 
proposed or needed. 
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SECTION 12: 

Statement of the Proposed Method for the Relocation of 
any Persons to be Displaced 

Should the continued implementation of this Plan require relocation of 
individuals or business operations, relocations will be handled in compliance 
with Wis. Stat. Chapter 32 and Wis. Admin. Code ADM 92. 

 

SECTION 13: 

How Amendment of the Tax Incremental District 
Promotes the Orderly Development of the City 

This Plan Amendment promotes the orderly development of the City by 
creating opportunities for mixed use development, rehabilitating and 
conserving property, eliminating blighted areas, providing necessary public 
infrastructure improvements, and providing appropriate financial incentives for 
private development projects. Through use of tax increment financing, the City 
can attract new investment that results in increased tax base. Development will 
occur in an orderly fashion in accordance with approved plans so that the 
Projects will be compatible with adjacent land uses. Development of new uses 
in the District will add to the tax base and will generate positive secondary 
impacts in the community such as increased employment and commercial 
opportunities, and creation of housing suitable to various income classes. 
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SECTION 14: 
List of Estimated Non-Project Costs 

Non-project costs are public works projects which only partly benefit the 
District. Costs incurred that do not benefit the District may not be paid with tax 
increments. Examples of non-project costs are: 

 A public improvement made within the District that also benefits 
property outside the District. That portion of the total Project Costs 
allocable to properties outside of the District would be a non-project 
cost.  

 A public improvement made outside the District that only partially 
benefits property within the District. That portion of the total Project 
Costs allocable to properties outside of the District would be a non-
project cost. 

 Projects undertaken within the District as part of the implementation of 
this Project Plan, the costs of which are paid fully or in part by impact 
fees, grants, special assessments, or revenues other than tax increments. 

No improvements to be made within the District will benefit property outside 
the District. Furthermore, there will be no improvements made outside the 
District that will only partially benefit the District.  Therefore, the City does not 
anticipate non-project costs for the District.  Should other sources of funding 
for eligible project costs of the District, the City will use that funding to 
decrease expenditures within the District. 
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SECTION 15: 
Legal Opinion Advising Whether the Plan is Complete 
and Complies with Wis. Stat. § 66.1105(4)(f) 

 
 
SAMPLE 
 
 
 
Mayor 
City of La Crosse 
400 La Crosse St 
La Crosse, Wisconsin 54601 
 
RE: Project Plan Amendment for Tax Incremental District No. 18 
 
Dear Mayor: 
 
Wisconsin Statute 66.1105(4)(f) requires that a project plan for a tax 
incremental financing district include an opinion provided by the City Attorney 
advising as to whether the plan is complete and complies with Wisconsin 
Statute 66.1105. As City Attorney for the City of La Crosse, I have been asked 
to review the above-referenced project plan amendment for compliance with 
the applicable statutory requirements. Based upon my review, in my opinion, 
the amended Project Plan for the City of La Crosse Tax Incremental District No. 
18 is complete and complies with the provisions of Wisconsin Statute 66.1105. 
 
 
Sincerely, 
 
 
 
 
City Attorney 
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SECTION 16: 
Calculation of the Share of Projected Tax Increments 
Estimated to be Paid by the Owners of Property in the 
Overlying Taxing Jurisdictions 

The following projection is provided to meet the requirements of Wis. Stat. § 
66.1105(4)(i)4. 
 

 

Statement of Taxes Data Year: 2021

Percentage

County 12,239,970 11.24%

Special District 0.00%

Municipality 51,359,279 47.16%

School District of La Crosse 40,141,396 36.86%

Technical College 5,156,687 4.74%

Total 108,897,332

Revenue Year County

Special 

District Municipality

School District 

of La Crosse

Technical 

College Total Revenue Year

2022 1,655 0 6,944 5,427 697 14,723 2022

2023 0 0 0 0 0 0 2023

2024 0 0 0 0 0 0 2024

2025 0 0 0 0 0 0 2025

2026 0 0 0 0 0 0 2026

2027 84,590 0 354,940 277,414 35,637 752,581 2027

2028 237,243 0 995,479 778,047 99,950 2,110,720 2028

2029 297,679 0 1,249,068 976,247 125,412 2,648,406 2029

2030 340,981 0 1,430,768 1,118,260 143,655 3,033,665 2030

2031 387,086 0 1,624,222 1,269,460 163,079 3,443,847 2031

2032 408,259 0 1,713,067 1,338,899 171,999 3,632,223 2032

2033 429,432 0 1,801,911 1,408,338 180,919 3,820,600 2033

2034 429,432 0 1,801,911 1,408,338 180,919 3,820,600 2034

2035 429,432 0 1,801,911 1,408,338 180,919 3,820,600 2035

2036 429,432 0 1,801,911 1,408,338 180,919 3,820,600 2036

2037 429,432 0 1,801,911 1,408,338 180,919 3,820,600 2037

2038 429,432 0 1,801,911 1,408,338 180,919 3,820,600 2038

2039 429,432 0 1,801,911 1,408,338 180,919 3,820,600 2039

2040 429,432 0 1,801,911 1,408,338 180,919 3,820,600 2040

2041 429,432 0 1,801,911 1,408,338 180,919 3,820,600 2041

2042 429,432 0 1,801,911 1,408,338 180,919 3,820,600 2042

2043 429,432 0 1,801,911 1,408,338 180,919 3,820,600 2043

2044 429,432 0 1,801,911 1,408,338 180,919 3,820,600 2044

2045 429,432 0 1,801,911 1,408,338 180,919 3,820,600 2045

2046 429,432 0 1,801,911 1,408,338 180,919 3,820,600 2046

2047 429,432 0 1,801,911 1,408,338 180,919 3,820,600 2047

2048 429,432 0 1,801,911 1,408,338 180,919 3,820,600 2048

8,628,409 0 36,205,060 28,297,158 3,635,140 76,765,766

Notes:

The projection shown above is provided to meet the requirments of Wisconsin Statute 66.1105(4)(i)4.

Estimated portion of taxes that owners of taxable property in each taxing jurisdiction overlaying 

district would pay by jurisdiction.
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City of La Crosse, WI City Plan Commission Report October 3, 2022 

Agenda Item 22-1232 (Julie Emslie)  

Resolution Approving an Amendment to the Project Plan for Tax Incremental District No. 18. 

General Location 

River Point District, overlapping TID 12

Background Information 

The proposed amendment will incorporate anticipated and updated costs for the development of River 
Point District infrastructure, developer incentives, and public parks, grounds, and recreational 
opportunities.  

Recommendation of Other Boards and Commissions  

To be reviewed by the Joint Review Board at 2pm on 10/3/22.  

Consistency with Adopted Comprehensive Plan 

The Comprehensive Plan promotes the prudent use of Tax Incremental Financing Districts.  

Staff Recommendation 

Planning staff recommends approval. 

Routing  

J&A 11.1.22 
Council 11.10.22 
JRB for final approval between Nov 22-Dec 31, 2022. A specific date has yet to be selected.  
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Future Land Use & SWOT Analysis: 
Steering Committee Request for 

Feedback

Forward La Crosse Comprehensive Plan  1

Photo Credit: Dylan O.

October 3, 2022
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Forward La Crosse Comprehensive Plan 

Goals

2

1. Describe the intent of and relationship between Future Land Use (FLU) 
Mapping and Zoning.

2. Describe La Crosse’s existing FLU Map and associated zoning categories.
3. Provide an overview of the advantages of Neighborhoods, Districts, 

Corridors (NDC) Model for FLUMapping.
4. Provide an opportunity for the Steering Committee to ask questions about 

the NDC Model.
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Forward La Crosse Comprehensive Plan 

Future Land Use Mapping in 
Comprehensive Planning

3

The Future Land Use (FLU) map is:
• A community's visual guide to future planning.
• A community’s shared vision regarding:

• Where houses and businesses should be built, 
• Where farmland and other open spaces should persist, and 
• Where recreational opportunities should expand, among others.

• An estimate of what the community may look like if population, housing, and employment forecasts 
prove true, and if land policies, implemented to reach the desired future, are successful.

• A guide for policymaking.
• A representation of a community’s vision for property owners’ options in the future based on 

community’s goals.

The FLU map is NOT: 
• An exact prediction of future land use patterns.
• A representation of property owners rights now, regardless of community planning goals.

*A new future land use map will be included as part of the Comprehensive Plan Update.
**For more about FLU mapping: https://www3.uwsp.edu/cnr-ap/clue/Documents/DataMappingGIS/Citizen_Guide_Future_Land_Use_Mapping.pdf
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Forward La Crosse Comprehensive Plan 

Existing FLU Map

4

The Future Land Use Map provides a vision for 
the community’s future. 

Currently, La Crosse’s FLU Map delineates 
individual parcels according to 16 residential, 
commercial, industrial, and environmental 
categories.

• Does not consider the broader block or 
neighborhood

• Creates strict parcel by parcel 
delineation of land uses

• Limited flexibility 
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Forward La Crosse Comprehensive Plan 

Future Land Use: The NDC Model 

5

• Future Land Use Maps can take different forms.

• GRAEF recommends the Neighborhoods, Districts, & Corridors (“NDC” Model) 
championed by the Congress for New Urbanism.

• The NDC Model generalizes future land use by grouping areas into these broad 
categories.

Benefits:
• Recognizes land use patterns at a broader scale
• Goes beyond parcel boundaries
• Allows for flexibility and creativity; not rigid
• Recognizes the City is not simply a collection of land uses, but a community 

composed of unique places with special identities
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Forward La Crosse Comprehensive Plan 

Future Land Use: The NDC Model 
South Milwaukee Example
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Forward La Crosse Comprehensive Plan 

The NDC Model
Greendale Example

7

Greendale’s Comprehensive Plan 
also features a Future Land Use Map 
organized by the NDC Model.
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Forward La Crosse Comprehensive Plan 

Future Land Use:
Greendale Example

8

It is further guided by a Future Land 
Use Recommendations Table that 
describes desired, allowable, and 
undesirable uses.

Unlike a typical land use planning 
approach, the FLU map does not 
assign a single acceptable future land 
use designation to a parcel. Rather, it 
gives a range of possible uses 
and/or activities and design criteria
that represent possible
acceptable uses for a parcel.
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Forward La Crosse Comprehensive Plan 

NDC Application in La Crosse
Example: Downtown Neighborhood 
or “Neighborhood 1”

9

Neighborhoods: 
Primarily residential in nature, although they may 
also contain several supporting uses and activities 
that serve the residents. 

Districts: 
Districts focus  on a special single use or purpose, 
such as industrial or commercial, bus may also 
contain several other uses and activities. 

Corridors: 
Corridors are linear edges and connectors of 
neighborhoods and districts such as roads and
greenways.  They accommodate a variety of land 
uses and are based on transportation and 
environmental features.
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Forward La Crosse Comprehensive Plan 

• How familiar are you with the existing future land use 
map?

Very
Moderately
Not at all

10

• Does defining land use by parcel boundaries allow 
flexible land use patterns?

Yes/No
• MN
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Forward La Crosse Comprehensive Plan 11

• Do you wish there was more land use diversity in La 
Crosse?

Yes/No
• MN

• Are existing land use categories difficult to 
regulate/administer?

Yes/No
• MN
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Forward La Crosse Comprehensive Plan 12

• What is most important to developing future land use in 
La Crosse?
• Flexibility in allowable uses
• Defining uses by parcel and not a block or neighborhood as a whole
• Recognizing land use patterns at a broad scale
• Thinking beyond parcel boundaries
• Allows flexibility and creativity
• Is rigid, with limited possibility for change

116



Forward La Crosse Comprehensive Plan 

What questions do you have about the 
NDC model proposed by GRAEF for La 
Crosse’s Future Land Use map?
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Forward La Crosse Comprehensive Plan 

Future Land Use Categories
Madison Example 
*Not a  GRAEF project
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DRAFT

DRAFT La Crosse Proposed Land Use Categories 
September 2022
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Neighborhoods
Downtown/Neighborhood 1 A U A D U D D D A A A D U U D U
Neighborhood 2
Neighborhood 3
Neighborhood 4 
Neighborhood 5
Neighborhood 6…
Districts
District 1
District 2
District 3
District 4…
Corridors
Corridor 1
Corridor 2…

D
A
U

Desirable -- These uses should be encouraged to support the character and goals for the area.
Allowable -- These uses are appropriate for the area, but may require additional consideration to fit the vistion for the area.
Undesirable -- Generally, these uses should not be encouraged, but may still be acceptable under special circumstances.
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