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ABSTRACT

The study investigates the impact of Harborview Plaza, which is

the urban renewal project of the La Crosse river front area. This

paper includes a short history of the events that led to the deteriora-

tion of the area. Some of the questions examined are: what effect will

the project have on the established businesses in the C.B.D., do

businessmen view it as beneficial or as a threat to their existence, is

it beneficial for the public, and what is the public reaction to

Harborview.

Much of the information for this study was obtained by personal

interviews with the city engineer, city planner, and the La Crosse

Redevelopment Authority.

A search of the available literature was made. This was

basically the La Crosse Tribune, reports by the city planner, and other

studies made by different departments of the city that affect the water

front area.

To get the viewpoint of the city businesses, a questionnaire was

distributed among downtown businessmen. A citizen survey was used to

find out how Harborview was seen by the public and what the public

expects from it.

The results of the study are as follows: 1) La Crosse has

already realized an increased tax base by the relocation of businesses

to other areas of the city, 2) it is a general consensus that most

businessmen are in favor of Harborview Plaza even if it poses certain

problems, and 3) the public is in favor of the plaza.
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CHAPTER I

INTRODUCTION

The history of many American cities has been one of pioneer

settlers building and occupying the flood plains of rivers and streams.

Rivers have played a major geographic role in the location of American

cities during the pioneer period. The river provided a means of

transportation and a constant water supply. The continuing growth of

river cities resulted in ever-increasing expansion upon the flood plain.

La Crosse, Wisconsin fits into this pattern; its initial development was

upon the terraces and flood plain of the Mississippi River. The first

business establishments in La Crosse were built close to the river to

take advantage of the fine natural harbor. Paddlewheel steamers that

navigated the river during the early development of the city made

La Crosse one of their ports-of-call.

As the city increased in size, businesses moved away from the

river to higher ground unaffected by floods. This "second terrace"

then became the La Crosse Central Business District. The Central

Business District (C.B.D.) is defined as:

The focus of commercial, social, and civic life, and of
transportation. In it is the downtown, retail district with
its department stores, smart shops, office buildings, clubs,
banks, hotels, theaters, museums, and organizations
headquarters.l

Malcolm J. Proudfoot described the Central Business District as

"the retail heart of the city". Here, individually and collectively,

1Chauncy D. Harris and Edward L. Ullman, "The Nature of Cities,"
Annals of the American Academy of Political and Social Science, CCXLII
(November, 1945), pp. 7-17.
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retail stores do a greater volume of business per unit area than else-

where within the city. Retail stores for the most part occupy choice

street-level frontage, and service establishments are concentrated in

upper-story offices. Retail occupance is characterized by large

department stores, women's and men's clothing stores, furniture stores,

shoe stores, jewelry stores, and similar outlets. Added to these,

though of subordinate importance, are numerous drug stores, tobacco

stores, restaurants, and other stores selling convenience goods.2

The C.B.D. draws its customers from all parts of the city as well

as from nearby towns. The C.B.D. is a major area of employment within

the city. The hinterland of the C.B.D. is known as its tributary area.

A point at which more families choose La Crosse as the primary service

area (Central City) over other cities is known as the break point.

La Crosse's tributary area is shown on Map I.3

With the relocation of the Central Business District away from

the river, the river front became the wholesale business district which

contained warehouses, wholesale businesses, and light manufacturing.

The wholesale district is characterized by an area served by railroad

lines and trucking terminals adjacent to the Central Business District.

Because of its good rail, water, and truck transportation, and proximity

to markets and labor, light manufacturing industries not requiring

specialized buildings were attracted to the area. As La Crosse grew, a

2Malcolm J. Proudfoot,"City Retail Structure,' Economic Geography
XIII, (October, 1937), pp. 425-428.

3Margaret Chew, Impact Survey, Ph.D. Dissertation, Clark
University, Worcester, Massachusetts, 1961.
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new and different demand was put upon the river front. With its new

role as the Wholesale District, it was rapidly becoming an area of

substandard buildings and outmoded facilities. Urban blight, a

contagious disease that spreads rapidly and impairs human and property

values was moving through the area. The term blight can be best

defined as:

Simple forms of blight include such physical character-
istics as structural deterioration, missing sanitation
facilities, structures in disrepair or lacking in
elementary maintenance,.adverse environmental influences
such as noise, odors...

Complex forms of blight are said to exist when an area
contains a mixture of incompatible land uses (the classic
illustration being the glue factory located in the
residential area) obsolete or impractical layout of lots,
blocks, and streets, unsafe and unhealthful -conditions
existing or possible when marginal land is in use,
particularly land subject to floods, marshiness, or
tidal flows.4

A blighted area generally yielded a low tax revenue which was in sharp

contrast with the cost of the public services required for its operation.

Urban blight did not stop in the La Crosse wholesale business

district, but began making inroads on the C.B.D. The growing use of the

automobile, causing congestion of traffic and shortage of parking, was

the result of growing prosperity. As the city gained population, new

homes were needed. The city further expanded toward the bluffs which

bound it on the east. Accompanying the movement to the outlying areas,

a few small retail stores were built to accommodate the spreading

population. The test of whether or not decentralization is a symptom of

4F. Stuart Chopin Jr., Urban Land Use Planning (New York: Harper
and Brothers), 1957, pp. 232-233.
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degeneration and decay is if it leaves a vacuum behind. 5 In La Crosse's

case, growth was healthy and the Central Business District remained

viable.

As the population continued to expand at the turn of the century,

a new dimension was added to the three already important dimensions of

length, width, and height. This new dimension was time, because the

C.B.D. is dynamic and not static. With city population expansion, the

center of the city also expanded to supply the population's wants. This

expansion was hindered and complicated by the fact that it was confined

to a built-up area. Many buildings fell into decay because of age or

location or a change in the surrounding land use. This age-old process

of replacing or remodeling the buildings and facilities that have

outlived their usefulness is called urban renewal, or urban redevelop-

ment.

Urban Renewal

The Housing Act of 1949 incorporated the concept of urban

redevelopment. It was from this act that the term urban renewal was

defined: clearing of deteriorated urban areas for reuse of the land.

The act stated that private enterprise should be encouraged to serve as

large a part of the total need as it can. Government aid was intended

to spur private enterprise and was to sponsor progress only where

private funds were insufficient. By 1954, it was quite evident that the

federal government had to take a large share of the initiative to

5 Metropolis in Modern Life, The Dynamics of Efficiency in the
Locational Distribution of Urban Activities, Robert Fisher, Ed.

(Garden City, N.Y.: Doubleday, 1955).
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implement the program. In that year, Congress passed a broader plan

which required cities applying for federal money to submit a "workable

program". This plan was to be a comprehensive city-wide plan for slum

clearance and prevention of further slums. Up to this time urban

renewal had been left to natural renewal, those who could rebuild or

remodel their own homes or shops did so. Instant urban renewal was

sometimes accomplished by demolition and complete reconstruction due to

such events as the Chicago fire, the San Francisco earthquake, or by war.

These methods were known as natural renewal.

Major reasons why natural urban renewal does not take place are

rapid economic and technological development and recessions that reduce

the earning power of a company or city. When this happens the need for

planned urban redevelopment becomes evident. The criteria that

determine when an area has outlived its usefulness and is in need of

planned redevelopment are:

a. The age and/or construction of buildings

b. The unsuitable location of buildings that, even if they
are still usable, has made them lose their importance

c. Changes in the structure of the area of the city in
which buildings are located, involving changes in the
type of inhabitants

d. Changes in use of buildings, mixed uses etc. resulting
from rapid urbanization that has not been properly
controlled .

At present there is a need for controlled development. In this

way a property owner may find that after he has undertaken renewal, the

6C. A. Doxiadis, Urban Renewal and the Future of the American
City, Chicago, Illinois, Public Administration Service, 196.
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area around him is still dilapidated and not useful. Other owners who

are not financially able to undertake renewal projects sometimes resist

the planned public development because they know they will not be able

to own the new buildings. If a blighted area is scheduled for urban

renewal, it must be undertaken by the community. Private individuals

do not have the finances to meet such an undertaking nor the political

power to develop the city-owned sections which include the streets,

parks and playgrounds, and public utilities.

The Problem

La Crosse realized the need for urban renewal, and Mayor Milo

Knutson with approval of 4/5 of the common council created the

La Crosse Redevelopment Authority in 1962. In April, 1955, Charles

Parrott was appointed Executive Director. "Harborview Plaza," a

proposed six block, city-federal renewal project between the

Mississippi River and the C.B.D. was the direct results of the efforts

of the Authority. The project was only part of a wider project known

as the La Crosse Plan which encompassed the entire La Crosse area.

"Harborview Plaza," the part it is playing to relieve the major

problems of La Crosse, and the severe shortage of land for urban

expansion is the focus of this paper. Harborview Plaza is the section

of land bounded by the Mississippi River on the west, Mt. Vernon street

on the south, Second Street on the east, and State Street on the north

(see Map II). A determination of the impact of the project on the

people of the La Crosse area will be examined. A short review of

La Crosse's early history and how spring flooding helped bring about the
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need for redevelopment to replace the structures on the waterfront with

a well planned business district will be included. The major emphasis

of the study is the impact that Harborview Plaza will have on the

La Crosse area, on both the business and private sector. This will be

accomplished primarily by the use of surveys and interviews conducted

in the city of La Crosse. An intensive review of articles found in the

La Crosse Tribune also will be made. It is from these results that the

findings of the impact Harborview Plaza has on the La Crosse area will

be derived.



CHAPTER II

HISTORY OF THE STUDY AREA

Decline of the Area

In the mid-nineteenth century, Nathan Myrick and his partner,

Harman J.B. Miller, established a fur trading post on the site that was

to become the city of La Crosse. Part of the Drocess of acquiring land

in pioneer tnes as now was to have it surveyed and plotted before it

would be sold. When lMyrick and his partner sold land to Timothy Burns,

it forced the first official land survey of what was to become the C.B.D.

7
of the city of La Crosse. This original site was about 100 acres of

mostly river frontage. It was on this site that Harborview Plaza will

be built (see MIap II). Similar to other river towns, new construction

in La Crosse was mostly along the river close to the harbor. The

location served the steamboats that made runs between St. Louis and

St. Paul. During La Crosse's peak as a river town, a new boat arrived

almost daily delivering goods from down river.8 During its early

history, La Crosse was the leading marketing and retail center of

Western Wisconsin. Three rivers merge with the Mississippi at La Crosse,

the Black, Root, and La Crosse rivers. This increased the nodality of

La Crosse as a central place. Among the businesses and warehouses that

7Albert H. Sanford, and H.J. Hirshhimer, A History of
La Crosse, Wisconsin, 1841-1900, (La Crosse: La Crosse Cotnty
Historical Society 1951), p.43.

8Ibid., p.133.
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sprang up along the waterfront were light manufacturing firms to meet

the needs of the settlers.9 (See Plate I).

When the railroads arrived in La Crosse in 1858, there was no

longer a need for the C.B.D. to be situated on the river. As a result

of no longer being tied to the river front, the C.B.D. migrated from

Front Street to Second Street. Light industry moved into the vacated

buildings. These included manufacturers of agriculture implements,

blacksmith shops, carriage and wagon works, brick firms, a broom

company, cigar factories, foundries, furniture companies, and many other

small miscellaneous industries.1 0 Some of these industries which were

established during La Crosse's first business cycle survived to the

present day, Iost of the companies that survived had their own

buildings such as: E. Hackner Company, founded in 1884; Pamperin Cigar

Company, founded in 1860; and the Badger Steel Roofing and Corrugating

Company, founded in 1903. J. Torrance Iron Works began in 1870 and was

an example of an industry that survived until demolished in the

redevelopment of the early 1970's. The Mons Anderson Company, a

wholesale and retail dry goods company, later to become a manufacturer

of clothing, built a magnificent example of French architecture on the

northwest corner of Main and Second Street in 1865.11 This building

9La Crosse County Historical Sketches - Series 4 page 25,
"Manufacturing in La Crosse - 1853-188" reprinted from the La Crosse
Tribune and Leader Press, La Crosse, Wisconsin, Liesenfeld Press, 1931.

10 Ibid.

1 1Sanford,op. cit., p. 175.
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also survived to be razed for "Harborview Plaza". Throughout the first

half of the twentieth century, the C.B.D. continued to shift to its

present location to be succeeded by warehouses and light industries in

the vacated area. With this shift, the river front began to decay into

a blighted area. An addition was made to the river front when a

landfill extended the levee out from the existing shore to create a park

known as Riverside Park. The park became the site of local celebrations

and activities, and gave the river front some degree of respectability.1 2

Floods 1952 and 1965

In 1952, the first of two major floods forced the evacuation of

most of the businesses along Front Street and Second Street. The park

and Front Street were completely inundated, and basement flooding

forced businesses to move merchandise to higher ground. After the flood,

the area resumed its pre-flood occupance, and little or no afterthought

was given to how the flood had disrupted the activities of the area or

how it had deteriorated from the ordeal. No plans were made and no

discussion was heard on how to stop further deterioration of the area.

In the spring of 1965, the second and more severe flood struck

the study area. By mid-April, almost the whole warehouse section of

La Crosse was under water. All along the waterfront, basements were

crumbling from water pressure as they became filled with water. Flood

water washed out the fill beneath the building footings leaving many

1 2La Crosse County HistoricalSketches,Series 5, pp. 14-15.
- _--
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buildings with undermined foundations. Structural faults began to show

above ground. On April 22, 1965, the five story W. A. Roosevelt

Company building located on Front Street began to collapse at one of

its corners. The 195 flood gave urgency to the need to take action to

stop further deterioration of the waterfront section of La Crosse. Not

only did deterioration have to be stopped, but revitalization of the

area had to take place. The city of La Crosse decided that this area

should undergo urban redevelopment.

Description of the Site Before Renewal

In May of 1965, the La Crosse Redevelopment Committee discussed

the possibility of revitalizing six flood-affected downtown blocks. The

area under study was land east of the Mississippi River, north of

Mt. Vernon Street, south of State Street and west of Second Street

(Map I). It was suggested that businessmen in the area did not want to

improve their own buildings when they were surrounded by unimproved

buildings, and they could not sell the buildings because of recurring

floods. Nothing could be done by private individuals that would be

economically feasible. For this reason, La Crosse sought federal aid.

An initial survey of the area disclosed that approximately one

third of the buildings were directly damaged by flood water, a third by

seepage waters, and a third were unaffected. A decision had to be made

as to what could be done to eliminate flood dangers and how the newly

cleared land could be utilized, such as for commercial development, for

a park, or for high-rise apartments.

The first estimates of the tax base in the six block study area
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were $36,700. Charles Parrott stated that tax return to the city could

go to $266,000 a year, which would be a little more than seven times

the present yield.

An application for federal aid survey funds was made to

determine the need for the project. The survey disclosed that, of 69

buildings examined in the area, 65 of them had structural deficiencies.

Fifty-four of them were substandard and subject to possible condemnation

proceedings. The Hofweber Building was near collapse because of walls

cracking and buckling from faults in the foundation and supports. This,

in turn, endangered the Charles Schlegel Building adjoining it. All

buildings in general had very serious deficiencies, such as poor

plumbing and heating facilities. All buildings, because of their age,

had inadequate electrical wiring, and none had an adequate fire

protection system. The public utilities which lay under the streets and

alleyways had suffered severe damage because of seepage from flood

waters. This added to the expense of both the property owners and the

city.

Procedure for Renewal

It was quite evident that the study area was not in any condition

to be salvaged in its present form. The structures were not being

utilized to the full capacity. Most buildings remained vacant or were

used for storage space. The city needed this space for expansion of

the C.B.D. if it were to maintain its central service function for the

area.

The area of the Harborview Project was zoned for light industry.
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However, there was very little industry in this section of the water-

front; in fact, the area had never particularly been an industrial

complex. Redevelopment of the Harborview area would make more space

available for light industry and retail outlets. This would have an

added effect of upgrading the properties east of Second Street in the

main retail section. Up to the conception of Harborview, downtown

establishments were slow to remodel, because tenants were always

available. This could change. However, it was not intended that one

of the "Harborview" functions would be to make a ghost town of Fifth

Street. Rather, Harborview would be a planned expansion of the present

C.B.D.

Once it had been determined that the study area was indeed in

need of renewal, the plan for renewal of the area moved ahead. The

Redevelopment Authority then undertook the necessary studies to assure

Federal Aid. Since the waterfront was declared a disaster area during

the 1965 flood, it was not necessary to make the investigation as

comorehensive as under usual circumstances.

There are certain steps to which every municipality seeking aid

or financial help must submit if it is to obtain urban renewal funds.

First, a survey must be taken to decide if the area in question is

indeed in need of redevelopment. There are no definite criteria for

redevelopment in disaster or flood stricken areas, but the group that

inspected La Crosse set up the following criteria:

An area must be predominately affected by flooding,

building and streets and utilities must be damaged, and the

area must provide an opportunity for economic and employment
improvements.
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It was determined that the above criteria did exist in the study

area. The Harborview area was not being utilized to its full potential.

The study area was deemed eligible for federal funds. In early June of

1965, a group of consultants for the regional Housing and Home Finance

Agency in Chicago visited the area. It was their decision that the area

met the criteria for funds.

Charles Parrott the project director, commented that out of an

$8 million investment in new construction, about $3 million would be

paid in labor and construction salaries, and $3 to $4 million would go

into material and equipment purchases.

The second step was to give the project a name, and applications

for survey funds must be made to the Federal Government. The survey

would determine the cost of the renewal program. The criteria for

funds laid out by the government were:

1. A workable plan to initiate and carry the program through to

completion.

2. Establish workable codes by which an area and/or buildings

could be judged either sound or substandard (see

structural survey form in Appendix A). The La Crosse

planning consultant firm of Fleissig, Addley and Associates

prepared a final plan for the renewal project based on

these surveys. It was found that an initial cost of

$3,900,000 would be needed to initiate and carry out the

plan. La Crosse's share of the total cost would be

$1,000,000. Normally a municipality's share is one-third

of the total cost and the federal government provides
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two-thirds of the funds needed. However, La Crosse had

been declared a disaster area in the 1965 flood. The

result was that it was made eligible for federal subsidies

of three-quarters of the renewal cost and the city

one-quarter of the funds.

3. Next, two appraisals of each parcel of land, buildings, and

fixtures had been made to determine how much the Authority

would pay for acquisition of the properties. Then, an

application for bonding was made, and negotiations with the

owners of the parcels could begin. Following these steps,

the Redevelopment Authority made a second appraisal to

determine for what amount the Authority could sell the

cleared land.

One of the complications with the acquisition of properties

in the study area was the fact that some of the properties

were under joint ownership (see Map III). Consequently,

the Redevelopment Authority had to negotiate with as many

as three parties to acquire a parcel of land.

In the case of eleven business firms who claimed they were

not given adequate offers for their properties, the

Department of Housing and Urban Development (HUD) made the

final decision. If the two appraisals previously

mentioned varied by more than 15 percent, a third opinion

was obtained. The Authority then recommended to HUD the

highest amount for the property when it was valued under



'AP III

VINE

\ R GHT O1 ® STATE CA 0 D

,LT- ... ._.Esoo

== |^8»H0 N °i

- l l P. EA1L- \ C p

= = 'o s co t-^~

oO z

< BLOCK NUMBER
- PARCEL NUMBER

- - PARCEL LINE

11 REV^ ERSION

~ZZ ^ZB ^»^ ^ ^^

I ZZ ©~ BLC NME
^-^i:: Q· PARELNUBE

-- - ---- : PA C L L N

^^RIHTOFWA TO B AAE ~ lF A^^ SS RVESIO rurnii Oir _

'""'': PUBLIC OWNERSHIP TO BE ACQUIRED

- PUBLIC OWNERSHIP NOT TO BE ACQUIRED

"---- PRIVATE OWNERSHIP NOT TO BE ACOUIRED

" PROJECT BOUNDARY

I HAKbJUKVItW fLALA UKIAN KtNtWAL AKtA
REDEVELOPMENT AUTHORITY OF THE CITY OF LA CROSSE

; .-.. A.... LA CROSSE, WISCONSIN0
D "C Ais lffL s CfTIND I II S A AISSOCTIATS S f[PTEM[ , 1161

·IETM?16

19

I Ii L
ST

I-
u)

I

ST

ST

ST

0

I
F

*'

CODE NO. C-222 6

··l·L_·l·P·(��··
/_I nno·um·l il·n

II-
· rm�unnll ·-r

orp·r rram ol·. ii ·n
1 rr···rr·�· ii·r

w··�mlr-mull·.lr. ill
1 -·il··r··nlr·n·in I;··
· i�r.··-r·,· I·*------------II· urn·�l*,r..�..�. ·�

·-ii nr-..·.i.· ,r·-r·ilu· ···II Irrxlr o· -r�·I·. ·;-· ·--

I-I Irrrrrr·�r��lro li·rr·nur·i;n. IIIrr Ir··- n.�·llrl·,r· ;I·ri ,,nl· Im ·niur� ·xrnu�n�lrru��mll ·�r�-I·I ·Ir·l
1.1 ·114··.11111- ·I··i· (iili um·ii·�,nn· il·Ir···oilr·r�u�, i�l·Ir...l ·In I 11 111

lii·n·�lrn..l·r. I-i1 *v.r.·nrr-u i;·- --�L�L�c'·'- '·'L�'i""�O"·"' "�;
i

· i'""Y'�"'
IMII'C i·;

_a_

--2-

-±2-

1-1, 11-1 - " I s :
I '. .. sr ". I

*'~' "; "�

in r, h,·.....1.�Li OiYI�LIIIY· i·T·Il··i
,"'"

"" "'"
"~'' ,,. "�

"'" "'"'" "�

n. 1. ,u
,,

'^'' "-'

"'" """'"'" "" '~'

'"'^' "� "�
'"" ""'

~"""''~" "' "' "'

�"'w
"""""""""

"'~�'
�'�"""~

---- ··--'· ̀· 'DY" "·
"""�
'"""~"
""""�

""

" "'

"'

"'""

"'

"'

· "" '

1 r I1 - - -_
--

m F - ^ ····*3- --_

1I n h Jm a nr-ilrljl h l nr- j

J

PROPERTY OWNERSHIP TABULATION

l

I. ". lON 1W 1t ASNO-. .. ...a n I** . f. <n .o l A ND

.'i'.'-Z .t- I0 -.- ^- ^N t

V I . T.7_ ___ I
_ _ _



20

$100,000. Property worth less than $100,000 was not

subject to negotiation while properties above that amount

were. The Chicago office of HUD then reviewed the

appraisals, studied comparable sales, and sent out its omw

appraisers to inspect the property. After HUD made these

studies, it made the final determination of price to the

Authority, which in turn made an offer to the property

owners. If negotiations then failed, the land was turned

over for possible condemnation proceedings.

4. Once settlement was made between the Redevelopment Authority

and the owner, 90 days notice was given for evacuation of

the property. Finally, demolition of the buildings could

take place, and clearance of the land could begin. After

the land was acquired, the Redevelopment Authority was

ready to advertise for bids for development of the project.

Before the land was advertised for bid, a local corporation,

"Harborview Plaza Corporation," offered to buy a portion of

the land to construct a 24 story, 100 unit condominium

where occupants buy instead of rent the units. The

structure would have one, two, and three bedroom apartments

which would sell for $35,000 to $43,000 each. The

development would cost three to four million dollars and

bring in $100,000 yearly in real estate taxes. However,

the Authority could not commit land for development until

all the land in the area was acquired. The earliest

estimate for sale of land was projected to early 1972.



CHAPTER III

DEVELOPMENT OF THE PLAN

PROBLEMS OF REZONING

The types of functions within Harborview Plaza will include

commercial, retail, office, and multistory housing. As can be seen on

Map IV, the area is zoned in numerous ways, and the area would have to

be rezoned in order to legally incorporate the new functions. Between

the river and Front Street, the area now zoned as multiple dwelling

would have to be changed to what is termed public, because this area is

intended to remain part of Riverside Park. One small section on the

waterfront at the south end of the project will be changed from Light

Industrial to Public and be added to the park. The area between Front

and Second Street which is now zoned Light Industrial will be changed

to Commercial. There is a small area on the southern fringe which is

now zoned Heavy Industrial that also will be changed to Commercial in

keeping with the overall plan.

The A. W. Roellig Appliance Store located in the study area had

not originally been acquired in the original plan. It was later

acquired and scheduled for demolition. Roellig had been one of the

principal opponents to the urban renewal project when it was approved

in 1969. The area between Main Street and State Street was rezoned

from Light Industrial to Commercial and added to the overall plan.

All plans for Harborview Plaza and future construction are

presently tentative. There is not much likelihood that there will be a

radical change in the site characteristics; however, the actual plan for
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building construction in the area will be the decision of the

developer who will choose the type of buildings he feels are best for

the area. All plans will have to be approved before sale of the land

by the Redevelopment Authority, but the developer will have a wide and

free hand in his selection of the buildings for the area. The plan as

viewed in 1969, may be entirely different after studies and surveys are

taken before construction begins in 1974 or 1975. (Illustration I shows

a ground level view of Harborview Plaza.)

Removal of Buildings

When a price is agreed upon between the owner of the property

and the Redevelopment Authority, it must be approved by the federal

government. If approved, the structures on the property are

scheduled .for demolition. On April 10, 1969, the first two of 67

buildings in the urban renewal area were demolished. These buildings

were the Hofweber structure and the woodworking building next to it.

Also scheduled for destruction after these two buildings, were the old

Tausche Hardware Building and the old Schilling-Nustad Coffee Building

(see Plate II).

In June, 1972, the La Crosse Redevelopment Authority approved

bidding on the razing of all except one of the remaining 18 buildings

in the renewal project area. Only the old tons Anderson Building

(Plate III and IV) which housed Gateway Products was not under contract

for razing. This firm had been given an extension of occupancy of the

property.

Along with the Gateway Building, a garage of the Ed Phillips and
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Sons Distributing Corporation which was not yet vacant would remain.

The Roellig Building that the Authority would purchase in June of 1973,

was not included in these bids (see Plate III). In November, 1973, the

court ordered eviction from the Roellig Building so that demolition

would be completed by February, 1974, to keep site preparations on

schedule. At that time, the Gateway Building which had a common wall

with the Roellig structure was still standing,

Two Developers

As the site clearance was progressing, a developer for the

12-acre riverfront project was being sought, Many small local corpora-

tions began seeking small parcels of land within the study area.

Parrott said that, while the Authority had given "exclusive negotiations"

to the first major corporation, Ogden Developers, it would not enter into

exclusive negotiations with new prospects. He said that the renewal

authority would enter contract negotiations with any and all interested

developers. The first qualified developer who could negotiate an

acceptable contract with the authority and sign that contract would be

recommended as the developer for Harborview Plaza. A developer would

become committed when he signed a contract and deposited a cash

performance bond. If a developer could not finance the project, the

contract would be broken. Parrott added that the door was open to any

qualified developer or group of individuals comprising a development

corporation with the capability of building the entire Harborview Plaza

Project.

The word "entire" is a key word, because the minimum expected
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project would require an expenditure of approximately 17 to 21 million

dollars. It is not likely that many local people have either the money

or know-how to become the developer of Harborview. A local developer

could have a positive effect on the community; however, other than the

group that had wanted to build a $3 million condominium, no local

developer has shown much interest. Of the La Crosse developers known

to be interested in a tract of land, none had wanted the entire twelve

acres.

Harborview is somewhat different from the usual redevelopment

project because of its large size and location. The developer knows

that the river will always be there and that Pettibone Island and the

view will not change appreciably. Thus, the river is a major asset,

and advantage should be taken of this in site planning.

The only really successful way to market such a project was to

have one developer handle it as a complete job. On February 18, 1971,

the Authority passed a resolution calling for one developer to handle

the whole project. However, the developer could be under a variety of

arrangements, such as a partnership or a corporation.

At least twenty or thirty local businesses have shown interest

in locating within the project. Parrott said that calling Harborview a

"shopping center" was not correct. The project was to be a high rise

complex of multistoried buildings under a high density planned

development. He added that there was no committed design plan for the

project. The zoned land use included office buildings, hotel or motels,

banks, theaters, restaurants, apartments, condominiums, swimming pools,
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lodges, clubs, and other commercial and personal services. It was up

to the developer to use a combination of these land uses, some in the

same building. One developer who proposed putting only retail

commercial stores in Harborview has already been rejected.

Parrott further stated that the authority must undertake a

variety of activities before it could select a developer. If the

Authority used one of the most common methods for developer selection,

competitive negotiations, it must assure opportunity to all potential

redevelopers to submit proposals. The Authority cannot initially limit

its choice to one developer. Bidding must be competitive. Thus, the

Authority would take the best development design from the stand point

of the community.

Other factors of selection are (1) fixed land prices, (2) bids

on best development, (3) bids for highest land price, and (4) auctioning

of land. Land price is not really important because the value to the

community comes from what the developer constructs. Once the Authority

has selected a developer, contracts must be approved by HUD (Housing

and Urban Development). If it is rejected the process starts all over

again.

A Minneapolis firm, Investors Diversified Services Incorporated,

(I.D.S.), had a plan which did not envision high-rise office buildings

or high-rise residential buildings. The firm proposed a sprawling-type

commercial development. In response to questions on the subject,

O'Neal of I.DS. stated that he could not envision high-rise buildings

in the plan because of overbidding the city. I.D.S. also felt that
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deck parking underneath the commercial development would not be

economically feasible. The design called for a parking ramp within the

project, while the basic structure would be an enclosed mall shopping

center tied in with the rest of downtown La Crosse. The I.D.S. plan

would have cost an estimated $7 to $10 million.

Earlier, a firm from Milwaukee, Miller, Waltz, and Diedrich, had

also expressed interest in the site. The firm envisioned an enclosed

mall with all its amenities, including adequate and convenient parking.

The firm's plan would cost about $11.6 million.

A Chicago firm which saw a potential of $18 to $25 million

investment was the first chosen to develop the area. The firm was

Ogden Development Company. The other two firms considered varied

widely with this plan. The fact that most of Ogden's other projects

were in major metropolitan centers indicated that Ogden felt Harborview

Project's potential was exceptional. The firm sought out sites in

association with major public parks, open water frontage, or waterway

access to give "permanent open-space" protection to their investments.

Contract talks began with Ogden in August, 1971.

While negotiations were being held in October, 1971, Mayor W.

Peter Gilbertson vetoed the Authority's bid for a $2.07 million budget

for 1972. Of this amount $1.97 million had been scheduled for

Harborview improvements. The debate on the budget resulted in an

unfavorable reaction from Ogden. Robert N. Levine, director of the

Ogden Chicago office, stated that the recent mayoral veto and the

La Crosse political climate in general were unfavorable. In a letter
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to the Redevelopment Authority, requesting withdrawal from the project,

Levine wrote:

It has come to our attention that the budget of the
redevelopment authority has been vetoed by the mayor after
being approved by the Common Council. We have come to the
conclusion that further involvement in this project is not
in ours, or in the communities best interest. Even
assuming feasibility, we (Ogden) cannot visualize successful
negotiations relating to these matters in the present
situation.13

In November, 1972, the budget was approved over Mayor

Gilbertson's veto. Because Ogden had made an investment in doing an

analysis of the project which showed the project to be economically

feasible, a decision was made to entice Ogden back to the project.

However, by April, 1972, it was quite clear that Ogden was going to

ignore city requests for reconsidering its withdrawal from negotiations.

In April, 1973, the Redevelopment Authority approved a

$32 million project. The new project developers were a Boston,

Massachusetts developer, Clifford Debaun, and financier Harold

Rosenthal, partners in the venture. There are other partners to be

disclosed later, but none are expected to be from the community. The

preliminary plans were proposed by one of the firms which had sought

approval of the site earlier but had dropped out. The firm was

Williams, O'Brien Associates Incorporated, of Minneapolis, Minnesota.

When the Authority accepted the present contract with the new

firm, it was required to provide 1,000 spaces for parking next to or

within 500 feet of the project. However, the contract did not specify

1 3La Crosse Tribune, October 29, 1971, Letter from Ogden
Development Corporation to Redevelopment Authority, Chicago, Illinois.
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how this was to be provided. It could be provided either by surface

parking or by a ramp.

The contract also called for the city to have a marina on the

point east of the north end of Riverside Park, provided the city acquired

the U.S. Fish Control Laboratory there.

The initial plan called for retail outlets on Second and Front

Streets with two large department stores, or so called "anchor stores"

on the Northeast and Southeast corners. An office building would be

between these retail outlets, and a high rise hotel would be on the

Northwest corner, The Southwest corner would have an apartment

building. The preliminary plans, subject to some last minute revisions

before the contract would be finally accepted were presented and

approved by the Department of Housing and Urban Development. This was

the present status of the Harborview project as of December, 1973.

City Council

The City Council's attitude was one of cooperation and support.

As stated earlier, it overrode a mayor's veto 16 to 4, thereby assuring

funds for the project. The Council authorized all utilities and street

work to be constructed so as not to cause a delay in the project. In

general, the cooperation of the City Council and the Redevelopment

Authority has been one of the main factors causing Harborview Plaza to

be ahead of schedule in the planning stages.



CHAPTER IV

HARBORVIEW PLAN

On June 21, 1973, the La Crosse Redevelopment Authority approved

the final plans of the Harborview Plaza contract. This final action of

the Authority amended the original contract relieving the city of any

obligation to build a marina and parking lot for the marina within

Riverside Park. The marina had been quite controversial because some

members of the Common Council feared that it would destroy too much of

Riverside Park. In place of a marina at the old site of the U.S. Fish

Control Laboratory, it was agreed that the city approve the land as a

"public recreation activity." The city may decide to build a marina at

a later date, but it is under no requirement to do so now. DeBaun told

the board members that he considered a marina an embellishment but not

an absolute necessity to the project.

The price of the 9.8 acre site will cost the developers

$652,400 or 35,000 an acre. The cost of the Roellig Incorporated

Building at 119 Main will be an additional $45,537. The land is to be

purchased on a "take down schedule" with one of four parcels of the

project area acquired every six months for two years. Also according

to the contract, construction must begin within 90 days of the closing

of the contract. All construction must be completed within five years

after the contract is signed. The total cost of all construction must

exceed $10 million. The figure of $32 million which had been cited

includes architectural, land, and other costs, as well as the $10 million

or more construction cost.
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Other parts of the contract call for DeBaun and Rosenthal to

build at least one apartment building with 100 units, such a building

to be at least 54 feet high. This partnership must also provide

evidence of equity capital and mortgage financing. The title of the

land would revert to the city if this is not done within 90 days after

approval of plans for each of the four parcels.

While planning of the developing agency could have been entirely

different from the artists sketch, Parrott said that the proposed plan

as presented by the partnership was in agreement as close to the urban

renewal plan as humanly possible.

Buildings

The Harborview Plaza project was initiated in 1965 as a means of

eliminating flooding problems in the project area. Any construction

within this area must of necessity be constructed to withstand flood and

seepage water. When Front Street is relocated nearer the river, the

soil will be compacted which will form a natural underground levee and

will protect the basement of the new structures from the dangers of

flood water seepage (see Illustration II). This process will allow for

buildings up to 16 stories in height in the plaza. The railroad tracks

of the Milwaukee Road will be raised 4.7 feet to about the height of the

adjoining Riverside Park. The raising of the tracks will prevent the

river front area from flooding as happened tc the buildings on the west

side of Front Street in 1935.

In all construction, practical use will be made of all present

amenities. The incorporation of a view of the Mississippi is an example



A
ILL

2

N

.2Q
Z

0
C

I-

IL

a

CL

N

D-

<

_l

L

5b/
ba

m

:r

i6i

I iL
I
Se

.

tl

mI

w
N2

Xi«-f

4>

-K

.=
A

e

w

0

0

0
9

t
0

16
z

II

H
H,

o
H
E-

H
E-·

'C

' CI
st is|
8|

~JI .'
1II^1

K

2

C'

q

I

2

J

LU

L

t

I
tI
v

gI

I



37

of good planning. A "riverfront promenade" or an "interpretation of a

boardwalk" will be constructed along this area (see Illustration III).

A ramp will lead to an observation deck overlooking the river.

Riverside Park will be expanded and the entire west-facing side

of the project will be adjacent to the park to take advantage of the

view. All walls of buildings facing the river will be of glass to

provide a view of the river.

Harborview Plaza will have a mall to provide access from within

the plaza to all major facilities including hotel, retail, office, and

residential (see Illustration IV). Two retail stores will anchor the

east corners of the project. Each store is expected to include about

125,000 to 150,000 square feet of space. This would give the project

approximately 300,000 square feet of retail space. Between the two

retail stores will he a five story office building which would have

60,000 to 70,000 square feet of space. Underneath these buildings will

be enough parking space to serve the tenants adequately. In all,

underground parking is expected to provide spaces for 1,500 vehicles.

On the southwest corner a fourteen story high rise apartment

building is planned. This will be a condominium, where occupants buy

the apartments and have a vested interest in the building, and will

include about 100 medium luxury to luxury apartments. If this type of

apartment is well received, enough space to provide 100 more of these

apartments has been set aside.

On the northwest corner will be a twelve story hotel which will

have from 200 to 250 units. This will give the plaza the needed
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facilities to become a major convention center. This is a needed type

of facility in all downtown areas of progressive communities. Adjacent

to the project two parking ramps are planned, one at Second and Main,

and one on Second between Pearl and Jay. These would be connected to

the project by a bridge over Second Street. While these ramps are

desirable, it is not known at this time if the city will construct

them.

Utilities

The utilities of the area had to be completely replanned for the

project. The largest of these tasks was the sewer project (see Map V).

The city replaced part of its trunk line transporting sewage from the

Northside to the Isle La Plume plant which would run through and serve

Harborview Plaza, The sewer main to run between State and Cass Streets

under relocated Front Street would be 48 inches in diameter and would

replace two 24 inch mains. The developer would provide his own sewer

system within the project area to hook up to the 48 inch main.

A storm sewer will also be laid as the old storm sewers were

interconnected with sanitary sewers. During heavy rains, overflow

water carried untreated sewage into the Mississippi River. Curbs and

gutters will be installed along the relocated Front Street only. The

Redevelopment Authority will pay 100 percent of all the utilities work

within the project and 50 percent of the work on boundary streets.

Northern States Power Company, the La Crosse Telephone Corpora-

tion and the Wisconsin Bell Telephone System also made plans to run

their long distance cables into the area (the following maps show
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details of all utilities work to be done within the project area).

Parking

The contract of Harborview with the city of La Crosse provides

for 1,000 parking spaces within 500 feet of the project. Facilities

are to be either surface or ramp style parking. DeBaun and Rosenthal

will provide parking for the hotel, the condominium, and the office

space. All of the 1,000 spaces that the city is to provide are for the

retail section only. The city utility board proposes to provide

surface parking rather than a ramp to avoid higher costs at this time.

At present, the city has approximately 375 of the spaces it needs.

These include 285 spaces existing in parking lots on Second between

Main and Pearl. Sixty-five more spaces can be added on the old

Milwaukee Railroad Freight Depot site at Second and Vine.

Further acquisition of property must account for the other 650

spaces. One such property may be the old La Crosse Stell Roofing

Company property on Second and Pearl Streets. This property which could

be acquired for $21,200 would provide 26 spaces. Howiever, if the city

is to increase its parking area to the 1,000 needed, it will need about

four to five acres of additional land. The city is not under obligation

to provide parking until the retail stores are in operation. This

leaves time to alter plans and build a ram?. To provide funds for

parking studies and land acquisition, the Common Council passed two

proposals:

1. Raise the parking meter rate from 5 to 10 cents an hour

(conversion cost would be about $40,000)
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2. Raise the parking fine from $1 to $2 and generate $5,250

monthly or $75,000 a year from that fund for Harborview

parking.

The city expects to spend approximately $2.5 million to buy and develop

land for parking. Some aldermen argue that this is eliminating land

that might be turned into "high valued commercial land" for parking

purposes, and these aldermen want a ramp instead. It is estimated that

to support a ramp, as much as 20 cents an hour for metered parking would

be required. This would barely pay for the ramp and would not provide

a $200,000 profit over cost as required by bonding firms. Surface lots

seem to be the answer for parking in Harborview Plaza at the present

time.

Access

Highway systems have two prime purposes; to move vehicles, and

to serve adjacent land. The mobility function is accomplished by two

roads classified as arterials. The first of these is the primary

arterial whose purpose is to provide a high level of mobility and

constant operating condition connecting principal arterials. Principal

arterials serve as major intrametropolitan corridors and inter-regional

traffic corridors.1 4

The land access function is performed by roads called locals and

are designed for low speeds and volumes to provide access to arterials.

14La Crosse Area Transportation Study, page 17, May, 1970
Prepared For the La Crosse Area Planning committee by the State of

Wisconsin, Department of Transportation, Division of Planning. 1969.
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A compromise between these two are what is called collector roads which

serve the conflicting demands of local and through traffic. Harborview

Plaza is fortunate that it has a large number of these locals leading

to higher volume arterials to provide easy access by automobile to the

project area.

The service volume is the maximum number of vehicles that can

pass over a given section of roadway during a specified period of time

without confusion. Outside of the "deadline tension" period of late

afternoon when the Central Business District traffic is at its peak,

the service volume of La Crosse Street is not excessive. Even then, the

trip to an arterial that has operating speeds restricted only by traffic

conditions is short (see Map X).

Under consideration is a system to lead more traffic away from

the Central Business District as well as to by-pass the area completely.

This calls for an extension of Seventh Street through the marsh to

George Street which will reduce traffic on La Crosse Street and Lang

Drive. A multilane highway through the center of La Crosse running

north and south has been proposed; however, this would destroy many

homes in its path. La Crosse is already in need of low cost housing,

and further destruction of homes is not advisable. Charles Parrott has

recommended that the Burlington Northern Railroad tracks be double-

decked to provide a road system that would not destroy homes nor

destroy any valuable residential area. This upper deck would move

traffic at arterial speed through La Crosse.

Other methods to increase the use of traffic outlets and move
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traffic are not quite so costly. These include limiting curb side

parking during peak periods, thus allowing an additional traffic lane

while still servicing stores during business hours. To insure

continuous operation of this type, strict law enforcement is necessary.

South Avenue and West Avenue are two such streets being presently

utilized. Other streets will follow this pattern as the need arises.

Other techniques are to limit left turn movement made in conflict with

heavy opposing traffic. This requires more sophisticated signal

systems which must be tuned to speed control to prevent backups. All

systems of traffic control are constantly being studied by the city to

provide better movement of traffic in the city.



CHAPTER V

HARBORVIEW'S EFFECT ON BUSINESS

New Firms

When La Crosse made its decision to proceed with urban renewal

and the resulting Harborview, it gave the first real opportunity for

new business to locate within the city. La Crosse had been in need of

new available land for expansion within its C.B.D. The only way that

land became available for new business was for a firm to buy existing

old buildings, demolish them, and rebuild a new structure. This method

was too costly for most businesses.

If a site was found that was not prohibitive in cost for a new

business, there still remained the problem of locating next to similar

businesses. Stores with similar goods supposedly do better if located

in close proximity to each other. Office buildings should also be

located near the busiest part of the C.B.D.1 5 A common practice is for

office buildings to have retail stores located on the first floor of

the premise.

Often small firms find the only land that is feasible for them

costwise is located in the decaying ring that circles the hard core or

central area of the C.B.D. Most small firms are specialty stores that

must be located in or near the core area if they are to be successful.

Because of these locational problems the general trend is for the C.B.D.

'5Richard V. Ratcliff, The Problem of Retail Site Selection,
Michigan Business Studies, Vol. 9 No. 1, Bureau of Business Administra-
tion, University of Michigan, Ann Arbor, Michigan, 1939.
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to decay. The results are that no new businesses enter the C.B.D.

C.B.D.'s are dying because existing firms have no need to compete for

business and therefore invest little money in buildings. At the same

time, smaller versions of the C.B.D. spring up in outlying areas,

adding to business decay in the core area.16

The answer to attracting new business seems to be in the planned

or controlled shopping center approach. Redeveloped land is owned by a

single agency which leases sites to various business concerns. This is

attractive to new businesses because cost and firm association can be

controlled by the agency. Also, if the new business does not succeed,

it has no building to dispose of. Harborview Plaza is an example of a

planned concept.

Established Firms

Harborview Plaza should be a tremendous opportunity for business

now located in La Crosse. Some businesses that now are experiencing lack

of floor space will have an opportunity to move into Harborview. In the

past, many established retail stores did not expand because of general

decay of the C.B.D. As Harborview develops, most La Crosse businesses

will be assured of a revitalized C.B.D. During development, many

improvements should appear. For example, J. C. Penney, which is

cramped in its present location, has a chance to relocate in Harborview

Plaza. Other stores could also proceed with their own private renewal

16 Malcolm J. Proudfoot, "City Retail Structure," Economic
Geography, Vol. 13, 1937, pp. 425-428.
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projects. New parking space could be made available by removing vacant

structures, such as was done at Soell's parking lot at Fifth and lain

Streets.

A survey was conducted of the businesses in the C.B.D. (see

Business Survey). Businesses were grouped into large chain store

operations and small local businesses. The two categories or

businesses had different opinions concerning the effects Harborview

Plaza will have on them. The first major difference of opinion was the

parking question. Small firms tended to want low parking rates or free

parking. There was some fear that chain store free parking would take

away the independent store customers. The low parking fee would be

enough to assure that a customer would return to his car to prevent a

parking ticket of two dollars and still assure the city of parking

revenue.

The opposite viewpoint was taken by larger chain stores. They

feared that employees would park as close to work as possible, leaving

their cars the entire day in the free spaces. The results would be few

parking spaces within the C.B.D. The consensus opinion was that parking

was adequate in the downtown area. It was only on Saturdays and holidays

that parking became a problem. However, no matter how many parking

spaces are available, parking problems during these extreme peak periods

are difficult to handle. There was some concern that the parking the

city is required to provide for Harborview will not be adequate. This

might well be a stumbling block to relocation of stores now situated in

the C.B.D. Many small businessmen feel that they are being penalized



Illustration V

BUSINESS SURVEY

I an making an impact study of the Harborview Plaza and need help

in securing information from the people who will be affected by its

construction and I would appreciate your answering the following

questions:

1. What is your major function? Total

2. What is your approximate store fronture?

under 43 feet 36 40 to 60 feet 12

50 to 83 feet 7 over 80 feet 12

corner:block 12 other 12

3. Do you feel parking is adequate in the La Crosse Central Business

District? Yes 14 No 80

4, Do you feel parking should be free? Yes 45 No 45

5. What affect do you feel Harborview will have on La Crosse Business

District as far as present merchants are concerned?

Good 43 Adverse 17 No affect 5

6. Would you consider moving into Harborview Plaza?

Yes 14 No 39 Undecided 2

7. Do.you favor urban renewal? Yes 89 No 7

8. Do you feel Harborview will be good for La Crosse?

Yes 79 No 1 Undecided 15

9. Any comments you might have in regard to Harborview:

NOTE: Numbers refer to how businesses responded to each question.
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to pay for large business parking. Their solution would be that

Harborview should have a ramp and the cost would be carried by

businessmen located there. Such a project is not feasible, however,

because the interest on the construction cost would be greater than the

fees charged for parking.

Many local small businessmen fear that if the larger merchants

move into Harborview, it will leave them in a rapidly decaying belt

that will encircle the redeveloped area. This would create another area

of low class businesses east of Third Street, which in time would be as

bad as the one now being renewed. These fears are not altogether far

fetched; there does appear to be such an area presently developing

between Second and Third Streets. From Third Street east, other

renewal endeavors such as the Federal Building and Civic Center are

creating a modern section on the northeast edge of the C.B.D.

The larger chain retail stores see the project as creating only

favorable results. The general consensus is that it will give La Crosse

a "Complete Shopping Center". It would be accomplished by practical

utilization of all integrated factors that can make this an outstanding

facility for all concerned. This would include the geographic site,

scenery, traffic patterns, parking, and the many other factors operative

in such a development. Harborview would give the whole city new blood

and a good "spruced up" appearance.

Through redevelopment a new image for the city will be created

and prospective businesses will more likely be interested in investing

money in a progressive city. This is potentially the most scenic area
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of all sections of the city for a business district. It would be a

drawing card for the city in acquiring new businesses as well as

retaining what is already here.

In the survey of the merchants in the C.B.D., despite the many

unfavorable remarks, the merchants showed a surprisingly favorable

opinion of Harborview. They overwhelmingly believed that Harborview

will be good for La Crosse. Question 8 of the survey was an indication

of how businessmen of La Crosse view Harborview. Further indication of

how the project was viewed was answered by Question 7. Merchants gave

overwhelming support for federally backed urban renewal. The

businessmen did not have the confidence that individual owners would be

able to up-grade the C.B.D. to a progressive level without federal help.



CHAPTER VI

HARBORVIEI'S EFFECT ON THE PUBLIC

James E. Vance, Jr. has described the Central Business District

as the mass seller to the inner city, the specialty seller to the

geocraphic city, and the office area for the region.1 7 People will not

travel far for low order goods such as bread and milk. However, they

will travel longer distances to purchase higher order quality goods

available in the C.B.D, A Citizen Survey was distributed over a wide

cross-section of the population. Random houses were selected in

different areas of the city. The survey was also distributed to persons

who were shopping in Belscot, K-Mart and Shopko. Efforts were made to

obtain a wide cross-section of economic levels within the population.

The people of La Crosse follow this pattern. The questionnaire

(see Citizen Survey) revealed that the public utilized the shopping

centers and stores that have sprung up in the outlying regions of

La Crosse. These included Belscot, K-Mart, Shopko, and the Village.

The shopping centers give them an opportunity to park and purchase the

goods and services needed on a frequent basis.

The questionnaire revealed that the public desired professional

services such as doctors and dentists to be located away from the C.B.D.

There was a reluctance to become involved with the traffic and parking

i7James E. Vance, Jr., "Emerging Patterns of Commercial Structure
in American Cities," Proceedings of the I G U Symposium in Urban
Geography, Lund, 1960, Lund Studies in Geography, Sec. B, Human

Geography, p. 24, Royal University of Lund,Sweden, 1962, pp. 485-518.
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Illustration VI

CITIZEN SURVEY

I am making an impact study of the Harborview Plaza and need help

in securing information from the people who will be affected by its

construction. I would appreciate your answering the following questions:

1. What is your approximate distance from the Harborview site?

under 5 miles 78 5 to 10 miles 30 10 to 15 miles 4

over 15 miles

2. What is your approximate age bracket:

15 to 25 42 25 to 35 22 35 to 45 25 over 45 22

3, ,Where do you do your Christmas shopping?

1. Downtown La Crosse 88

2. Outlying Stores (K-!Mart, Shopko; Belscot) 59

3. Other Cities 14

4. Catalog 12

4. Do you feel La Crosse has a good traffic system to its Central

Business District?

Yes 35 No 90

5. Do you feel La Crosse has adequate parking:

Yes 59 No 63

6. Are you willing to pay a nominal fee for parking?

Yes 98 No 21
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7. What stores or services do you feel should be located in the

Harborview Plaza?

Croceries

Bakery

Hardware

Furniture

5¢ S 103 Store Items

Jewelry

Specialty Shops (shoes, etc.)

Dry Cleaning

Barber Shops

Beauty Parlor

Dentist

Doctor

Movie

Bank

Restaurant

High Rise Housing

Do you approve of urban renewal?

Do you approve of Harborview?

Should

10 3

96

103

85

101

85

125

41

59

63

30

27

1

63

103

47

Yes 112

Yes 117

Should Ntot

18

17

12

25

19

23

7

63

38

39

70

69

37

39

11

59

No 15

No 13

NOTE: Numbers indicate responses to the questions.

8.

9.
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problems within the C.B.D. in the last twenty years. The trend has been

to develop shopping centers as close to the consumer as possible.

As the population of the city moved out to the suburbs, so did

shopping centers. This led to decay within the C.B.D.'s of many cities.

The stores that fell into decay usually sold lower cost goods. However,

there is still a need in most regional cities for a section of stores

selling quality goods. The only place such a store will locate is where

the volume of sales will meet the expense of locating there. The public

felt that Harborview will meet all of these needs by providing an

opportunity for the public to shop for high quality goods. Harborview's

stores, hotel, and apartments should create new jobs and opportunities

for the residents of the La Crosse area. It is expected that the new

hotel will help La Crosse to become a convention center. The new office

space will increase the chance of large firms locating their regional

offices at La Crosse. Harborview has the potential of opening new

opportunities in growth and volume of sales for those firms presently

established in La Crosse.

When demolition began on La Crosse's river front, it left many

well established businesses without a building. The large majority of

these firms constructed new buildings in industrial parks located in

La Crosse, Of the fifty-two businesses that were removed from the

renewal site, all but two relocated in new or remodeled structures

within the city limits of La Crosse. The taxes received for the

construction of such buildings will be an added source of revenue on

the city's tax rolls. The tax revenue already received for this
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construction exceed $35 - $40,000. After Harborview Plaza is completed,

it is estimated that the taxes realized will be five times that

received before renewal. The areas adjacent to Harborview have begun

remodeling so as to compete with the new businesses resulting in further

tax revenue increase. The public has also benefited in the removal of

the blighted structures in the river front area by eliminating a

potential crime area.

Harborview is thought of as beneficiary and not as a project that

destroyed a potentially useful but outmoded business district. The

general public as well as businesses benefit from this project. The

public will realize new and more complete shopping, more enjoyment

opportunities, larger tax revenues, and the renewal of an unsightly

area.



CHAPTER VTT

CONCLUSION

La Crosse is classified as a diversified city according to

Nelson's classification of cities. 1 8 A diversified city is one that

does not have a sufficiently high proportion of the labor force in any

single category to be in any special classification. La Crosse is a

regional center for retail trade, professional services, personal

services, wholesale trade, finance, and public administration. If

La Crosse is to maintain the leadership as the principal city in the

region, it must continue to provide varied facilities. La Crosse will

meet this responsibility with Harborview.

The major concern now for Harborview is the beginning of

construction. One of the major fears of La Crosse businessmen is that

there will be some delay in beginning construction. The fear is that it

will be cancelled, or a prolonged delay will affect business activities

in the C.B.D. It would detract from the city if the area were left in

a barren, desolate condition. Much concern was also expressed that the

park would be destroyed by the project. There were many comments such

as "stay off the river banks, and don't destroy the river front". The

public fears that the park would become private property for the high-

rise apartments and the future hotel.

High-rise housing also seems to be an area of concern. High-

rise seems to imply high rent to many local citizens. The general view

1 8Howard J. Nelson, "A Service Classification of American Cities,"
Economic Geography XXXI July, 1953, pp. 189-210.
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is that low-cost housing for low income groups and students would be

better suited to the project.

Another problem that remains to be settled is oublic parking.

The majority of people want a parking ramp constructed. There is no

indication that a ramp would be supported so that it might be self-

supporting. At this time the parking problem remains unsolved.

There are many other questions that need answers as far as

Harborview is concerned. However, the answers will have to come when

Harborview is in operation. At this writing, construction has been

delayed to late 1974, and expected construction time will take three to

five years. This period will be approximately the same time as other

renewal projects scheduled for completion in La Crosse.

The general city plan includes all other renewal projects

surrounding the C.B.D, A new Federal Building has been approved and

construction is to begin in late 1974. Several businesses have already

begun to modernize their structures. The new Civic Center is designed

to serve as the administrative center of the city and county. Both

public and private efforts seem to be solving the problems of the

downtown area.

If the major concern is only renewal, then Harborview is already

a success. It has already paid for itself and there is a large empty

plot of land available for construction of buildings. However,

Harborview is more than just urban renewal or the spending of federal

funds. It is a universal feeling of confidence displayed by a city for

its future. Citizens have worked with the business segment in a belief
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in the future of the city. Harborview is also a tribute to the

leadership of ,r, Charles D. Parrott, Director of the La Crosse

Redevelopment Authority, It may well be that without his leadership,

Harborview would not have gotten beyond the "pipe dream" stage.

It is already evident that Harborview is a success because of

the increased tax base already obtained by the relocation of firms. It

is good for La Crosse, but how good? Will its full potential be

realized? Have the planners used foresight? Only time will answer

these questions. A follow-up study must be made after the completed

project has been in operation to see if the tremendous expectations of

Harborview Plaza have been realized.
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"Harborview Preliminary Concepts to be Unveiled." May 21, 1973.

"Developer Unveils Harborview Layout." May 22, 1973.

"HUD Okays Plaza Developers Pacts." May 23, 1973.

"Harborview is 4th for DeBaun." N!ay 24, 1973.

Editorial, [May 24, 1973.

"Harborview Pacts Mray Change." June 21, 1973.

Editorial, June 22, 1973.

"Harborview Pacts Advance; Marina Out." June 22, 1973.

Editorial, June 27, 1973.

"Planners Approve Harborview Pacts." July 3, 1973.

"Reports to be Given on Proposed Plaza Parking." July 5, 1973.

"Two Offers Used to Court Firm." July 12, 1973.

"Harborview Contracts Given Final Approval." July 13, 1973.
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"Aid Offered to Improve Riverside." July 20, 1973.

"Two Harborview Deadlines Loom." July 23, 1973.

"DNR ioves to Define Wider Floodway in City." August 3, 1973.

"Utility Would Use Extra Funds for Plaza Parking." August 7, 1973.

"Booklets Readied on Condominiums." August 8, 1973.

"Harborview Work Low Bid is $222,663." September 6, 1973.

"Fowler, Hammer Bid Favored for Harborview." September 8, 1973.

"Accord Nearer on Park Harborview Development." October 19, 1973.

"Riverside Park's Future Mulled." November 6, 1973.

"Corps. Harbor Site Probe to be Wednesday Topic." November 12, 1973.

"Speed Up Harborview or Else: Mayor." November 16, 1973.

"Order to Evict Roellig's From Harborview Issued." November 16, 1973.

C. INTERVIEWS

Bracegirdle, Ronald G., City Planner, La Crosse, Wisconsin. Personal
Interview, September 11, 1973.

'tullenbach, Bernard, City Engineer, Personal Interview, September 11,
1973.

Parrott, Charles D., Director Redevelopment Authority, Personal
Interview, September 11, 1973
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'INSTRUCTIONS

The Structural Survey form is based on two basic
value determinations. The first of the value or rat-
ieg determination is described in the definitions be-
low. The second value determination is based upon
'-e relative importance of the structural element be-

sa rated. The structural elements were grouped in-
_our categories with the most important structural

W ients receiving a factor of four. The structural
element factor X then scaled down through the various
Structural elements so that the least important ele-
ments receive a factor of one. Foundation walls, ex-
terior walls and bearing walls, and beams,columns and
girders as three separate items are considered to be
the most important elements in a building and are
then given the highest structural element factor of
four. The roof along with flooring and floor struc-
ture, and interior partitions ad ceilings are consid-
ered to be important structural elements,but less im-
portant than the first group of three items and are
then given a factor of three. Doors, windows and
frames, porches and outside stairs, chimney and cor-
nices and interior stairs are considered to be the
least important elements and are then given a factor
of one. The heating, electrical and plumbing systems
are more important than the items with a factor of one
but less important than all other items and are then
gl-:' a factor of two. If an individual building con-
tains another item that should be rated, the reason
for rating and factor used are described under com-
nents.

The above description applies when buildings are
inspected inside and out. The same would apply when
only an outside inspection i made with two exceptions.
First, only those items that could be examined from
the exterior would be rated. Second, since exterior
inspection would be used only for the less important
and smaller buildings or where admission is refused
it is felt that doors, windows and frames are rela-
tively more important. In order for the rating cri-
teria to be the same the factors are raised numerical-
ly when an "exterior only" inspection is made.

. initions:

1. Good - Item rated is in acceptable standard
conditic6, does not have any significant defects and
does not need any repair other than normal maintenance.

2. Fair - Item rated is in need of minor repair
and in wor-n, loose or cracked to an extent of less
than 20 percent of the entire items, system or sur-
face.

3. Poor - Item rated is in need of major repair
i badly worn, 20 percent or more of entire item, sys-
ten or surface is loose, cracked, damaged, worn or
rotted to an extent requiring replacement.

4. Very Poor - Item rated is 50 percent or more
beyond repair or it is sinking, leaning, non-opera-
tsve or non-functional, out of plumb, or unsafe to an
extent requiring complete replacement of the entire
system or item.

STRUCTURAL SURVEY FORM

Survey Number: Block

26.
72

_ Lot or Building

Address:

Existing Use:

Blighting Influence:

Building Height Base Floor Area_

Frame Ordinary Masonry

Metal Fire Resistant

Building Code Claasification_

Site Occupants: Individuals Families
Business Concerns No. of D.U.'s

Inspected by Date

EXTERIOR INSPECTION

Structural Element

1. Foundation walls
Comments

2.

3.

4.

5.

6.

7.

RatexFactor-Score

X 6 -

Exterior wallsx 6 -
Comments

Roof x 5 -
Comments

Doors, windows, frames x 3 -
Comments

Porches, outside stairs x 2 -
Comments

Chimney and cornices x 2 -
Comments

Other x -
Comments

Total

Rating Summary

Directions:

1. Rate condition of item or system as follows:
Rate - Good - O, Fair - 1, Poor - 2, Very Poor - 3.

2. Under Rating Summary give a written descrip-
tion as to why structure received its rating.

Pating Criteria:

1.
2.
3.
4.

Sound:
Minor Repairs
Major Repairs
Substandard - Beyond

Repair

0-2
_ - l

31+

_ -I I
m V -,

s
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N o t e s~ _______________
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