
A thoughtful and creative solution to the 
adaptive reuse of the La Crosse County 

Administrative Center submitted by:

This thoughtful and creative solution by a qualified team 
will meet undersupplied market demands, add value 
to the neighboring uses, compliment and support the 
Historic downtown and add much needed tax base to 
the community and create a long term economically and 
environmental sustainable property. 

We look forward to future discussions on this creative 
solution.
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Section 3: Sustainability

Our proposal to convert the La Crosse County Administration building into student housing is highly sustainable 
in the fact that this building would most likely be demolished and turned into a surface parking lot if a reuse 
of this building couldn’t be accomplished. Not only are we saving landfill space, we’re prolonging the life of 
this building another 30-50 years. In addition, we will be installing new energy efficient plumbing, heating, 
and electrical systems. As part of the plumbing system we would propose to install a solar preheat hot water 
system similar to the system installed at the Candlewood Suites hotel. The solar hot water system, along with 
other energy efficient design initiatives, have reduced our energy consumption by one-third at the     La Crosse 
Candlewood compared to other hotels in the Kinseth portfolio. 

We’ll be working with HSR Architects and Focus on Energy to determine the best new roof and window 
systems to enhance performance and reduce energy consumption.  This is a well constructed building but was 
built at a time when energy consumption wasn’t considered in designing of the shell. We’ll need to increase 
the R-value of the walls, windows, and roof as we retrofit the building for student housing.

Due to the current layout of the building, we would propose an outdoor patio area located on the southern 
half of the building. This amenity will enhance the students experience and promote a healthier environment. 
Additionally, natural vegetation will be incorporated for building aesthetics and environmental benefits. 

From the operations side of being sustainable, Three Sixty Real Estate Solutions has a transportation policy 
(see attachment A)  to encourage students not bring their cars to school.  We’ll encourage bicycle usage by 
having storage in the basement along with additional parking racks outside. As standard procedure a recycling 
area will be available to the students. 
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Section 4: Qualifications -Proposer Information and Letter of Introduction

4.1 On behalf of Three Sixty Real Estate Solutions (Marvin Wanders) and Borton Construction, Inc. (Paul 
Borsheim) we are pleased to submit our proposal to convert the existing La Crosse County Administration 
Building into a student housing residence hall. We have reviewed the existing drawings, toured the facility, 
and prepared a suite design which would allow us to construct a two hundred and six bed facility with 
expandability to two hundred and seventy. We are anticipating project costs of $10.6 million dollars with 
an estimated tax value of approximately $6.8 million dollars or about $198 thousand dollars in annual tax 
revenue.

The managing members, Marvin and Paul, have collaborated on numerous projects including Three Rivers 
Plaza, Candlewood Suites, Holmen Square, and the US Fish and Wildlife Office/ Lab located in Onalaska.  Our 
combined expertise in student housing, design, finance, construction, and development provides us the 
experience we would need to successfully complete this project.

 We are prepared to move this project ahead as a private development. However, in our discussions with 
Michael Pieper, Vice President of Finance & Operations at Western Technical College, we see the need and 
desire from Western to look at this project as a collaboration between the private and public sector. We have 
discussed an arrangement with Western similar to the agreement used on their first residence hall. Currently, 
Western has over three hundred and fifty students on their housing waiting list. In their recent referendum, 
Western included a line item to add a residence hall on campus. Western has expressed an interest to us to 
move the conversation forward. Their only concern is the timing, which we believe can be handled by our 
involvement in the design, budgeting, and redevelopment of this site. As a private developer, we’ll end up 
spending our time and efforts getting this project moved forward as Western concentrates on their numerous 
other projects. Our proposed schedule is in line with Western’s timeline for occupancy of the residence hall.

 Our discussions with Mayor Tim Kabat and City Planner Larry Kirch indicate support of this adaptive reuse 
of this property and adding it to the tax rolls. In addition, we reviewed the potential need for additional La 
Crosse Police Department parking at the north end of our property along with turning the east parking lot into 
a courtyard feature. The City has needs with evidence storage that could be located in our basement.  In our 
review of the site with the City, we became aware that this site is in the downtown parking district and does 
not fall under normal parking stall requirements for student housing. However, we will still need to make plans 
for students who wish to bring a vehicle. We’ve already had discussions with Western to utilize their parking 
which could accommodate these cars. If not, we would propose some additional stalls be added to a parking 
ramp if the County builds a new Administrative Center on Lot C.   
                             
This project is a win- win situation for all parties involved because:

La Crosse County – receives $250,000 for their current building that is oversized and outdated. By redeveloping 
this site the County saves roughly $2.2 million in asbestos abatement, demolition, and new parking lot costs. 
Not only will County residents be better served in a new facility, taxpayers will also see results in lower staffing 
and building costs. 

Western Technical College – provides a quality, safe living experience for students for an underserved 
population.  Western will save space on campus for future projects and reduce the amount of referendum 
dollars spent. This project would also reduce staff time required to bring an additional student housing project 
on-line.  
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City of La Crosse – in addition to the added tax base and parking, this project would increase the density and 
stop the sprawl of rental units into single family neighborhoods. 

Three Sixty Real Estate Solutions/ Borton Construction Development Team – this project would continue our 
desire for local redevelopment projects in the downtown La Crosse area. We’ve already redeveloped sixteen 
acres along Copeland Avenue and see this project as an excellent opportunity to enhance the downtown area. 
Marvin’s main business is residential and student rentals and Paul’s is commercial construction. This project 
will provide tax base, add jobs, and create revenue for both entities.

The proposer information is as follows:

4.1 A&B Three Sixty Real Estate Solutions
  Mr. Marvin Wanders, President
  119 North 19th St.
  La Crosse, WI 54601
  608-782-7363
  Marvin@threesixty.bz

  Borton Construction, Inc. 
  Mr. Paul Borsheim, President
  2 Copeland Ave. Suite 201
  La Crosse, WI 54603
  608-779-0400
  PaulBorsheim@bortonconstruction.com

4.1 C Ownership Structure

The yet to be named entity will be structured as a Limited Partnership with a principle place of business being 
in La Crosse, Wisconsin and the Partnership shall commence and run for fifty years.  This Partnership will be 
structured as a single purpose entity with the sole interest being the long term sustainability and success of the 
asset. The General Partner will be a limited liability company consisting of two members being Paul Borsheim 
and Marvin Wanders.  The Partnership will be under the exclusive and full control of the General Partner.

The remaining ownership interest of the Partnership shall be made up of Limited Partners.  These Partners are 
“Limited” in responsibility to their initial capital contribution to the Partnership, unless otherwise defined in 
Limited Partnership Agreement. Both Paul Borsheim and Marvin Wanders or a closely held entity will have an 
ownership interest in a Limited Partner shares with all the exact same rights and responsibility of other limited 
Partners.  Such interest will represent approximately 30% of the Limited Partnership interest. The remaining 
limited partners will be local resident to our area, of which most are small business owners or professionals 
with a vested interest in the long term success of our community.

4.1 D Adaptive reuse of the current County Administration building into a student housing residence hall. 
4.1 E References 
 a. Mike Keil- Member in Three Rivers Plaza. Phone #608-386-4537.
 b. Bruce Kinseth- Member and Operator for Candlewood Suites. Phone #319-626-8327.
 c. Dale Walter- President Bremer Bank. Phone # 608-386-4668 (see attachment B - letter)



 La Crosse County Administration Building Proposal

4.2 Relevant Experience 

Marvin Wanders is owner and operator of Three Sixty Real Estate Solutions (see attachment C - professional 
resume’) with over five hundred rental properties located in La Crosse, Appleton, and Marinette. Most of these 
properties are student housing projects. Included is the Three Sixty Portfolio wher you will see that adaptive 
re-use is a common theme of Three Sixty Real Estate Solutions.  Our past experience in adaptive reuse is 
perfectly suited for repositioning the County Administrative building.  Three Sixty understands the residential 
customer needs and community impact, to properly position this building for long term success.  Additionally, 
being involved in adaptive re-use conversion to residential and student housing has given Three Sixty valued 
experience in asbestos, fuel tanks, and other hazardous materials are a common occurrence in adaptive reuse. 

Borton Construction, Inc. has designed and constructed both the Candlewood Suites and The Landings, 44 
unit condominiums, located at Three Rivers Plaza. In addition, Borton Construction has completed numerous 
student housing remodeling projects at Viterbo University. Borton has worked on over seventy projects 
at Universities and Technical Colleges throughout the Midwest. In Paul’s twenty four year career, he has 
personally managed over $150 million dollars worth of construction.   Besides Three Rivers Plaza, we’ve 
developed East Bluff Center located on Hwy 16, and own and operate multiple properties in Holmen and La 
Crosse. Attached is Borton Construction’s marketing brochure to expound upon our credentials. 

4.3 Organization and Key Personnel

a. & b. The yet to be named entity will be structured as a Limited Partnership with a principle place of business 
being in La Crosse, Wisconsin and the Partnership shall commence and run for fifty years.  This Partnership will 
be structured as a single purpose entity with the sole interest being the long term sustainability and success 
of the asset. The General Partner will be a limited liability company consisting of two members being Paul 
Borsheim and Marvin Wanders.  The Partnership will be under the exclusive and full control of the General 
Partner.

The remaining ownership interest of the Partnership shall be made up of Limited Partners.  These Partners are 
“Limited” in responsibility to their initial capital contribution to the Partnership, unless otherwise defined in 
Limited Partnership Agreement. Both Paul Borsheim and Marvin Wanders or a closely held entity will have an 
ownership interest in a Limited Partner shares with all the exact same rights and responsibility of other limited 
Partners.  Such interest will represent approximately 30% of the Limited Partnership interest. The remaining 
limited partners will be local residents to our area, of which most are small business owners or professionals 
with a vested interest in the long term success of our community.

c. Three Sixty will setup the entity and secure the financing while Borton Construction will be in charge of the 
design and construction. Upon completion, Three Sixty will be the property manager and operate the facility 
by handling the accounting, maintenance, etc. To assist us in these matters we would engage Mary Jo Werner 
(see attachment D),  Wipfli, on the accounting and tax preparation and Kevin Roop (see attachment E), Hale 
Skemp, to setup the entity and negotiate the development agreement. Kurt Schroeder AIA, HSR Architects (see 
attachment F) will assist in the planning and design. See the attached resumes of our team.  
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Section 5: Proposed Use of Administrative Center Property

5.1 The redevelopment of the building will be primarily for student housing. We have designed a plan for two 
hundred and six beds with the ability to go to two hundred and seventy. We will also have some additional 
space in the basement that we will rent out for storage. 

5.2 The project would be held privately and thus taxable. We anticipate the assessed value around $6.8 
million. Depending upon if the City or County needed storage space in the basement, that will determine if the 
basement storage would be exempt or not.  

5.3 Our proposed use is very fitting with the downtown landscape. Being adjacent to Western will allow the 
students easy access during the long winter months to their classes and dining opportunities. Discussing 
the project with the City of La Crosse, the Mayor and City Planner are supportive of this reuse and feel it is 
appropriate. We would anticipate negotiating the north parking lot to the City of La Crosse and converting the 
east parking into a courtyard or landscaped area. In addition, we are planning on creating a new east entrance, 
site lighting upgrades, additional landscaping, ground signage, and adding a dumpster/ recycling area. We 
anticipate costs of $315 thousand dollars for these improvements.  

5.4 Timeline

See attached Schedule
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Section 8: Proposed Purchase Price
 
See attached form.
























