Community Development Department

222 Lewis Street
River Falls, WI 54022
715.425.0900
www.rfcity.org

AGENDA
PLAN COMMISSION
January 15, 2019 at 6:30 pm
City Council Chambers
CALL TO ORDER/PLEDGE OF ALLEGIANCE/ROLL CALL
APPROVAL OF AGENDA/MINUTES
Minutes of the November 6, 2018 meeting
PUBLIC COMMENTS – Non-Agenda Related Topics
CURRENT ITEMS
1. Consideration of an ordinance annexing certain territory from the Town of River Falls to the City of
River Falls (Cemetery Road/S. Wasson Lane Annexation)
UPDATES AND INFORMATION
1. Mann Valley update
2. Shoreland zoning
3. 2019 Plan Commission priorities
4. Development review update
CALENDAR
Next Plan Commission meeting February 5, 2019
ADJOURNMENT

Council members may be in attendance for informational purposes only.
No official Council action will be taken.

Post:
Publish:

City Hall, Library, Police Department, January 2, 2019
River Falls Journal, January 10, 2019

Community Development Department
222 Lewis Street
River Falls, WI 54022
715.425.0900
www.rfcity.org

MINUTES
PLAN COMMISSION
November 6, 2018 at 6:30 p.m.
City Council Chambers
Members Present: Scott Morrissette, Lisa Moody, Susan Reese, Bill Stuessel, Dan Toland, Michael Woolsey,
Craig Hinzman
Members Absent: None
Staff Present:
Amy Peterson, Sam Wessel, Brandy Howe
Others Present:
Kip Johnson, ACA Consulting, Brian Sweeney, Cohen-Esrey
CALL TO ORDER
Meeting convened at 6:30 p.m.
APPROVAL OF MINUTES
M/Morrissette, S/Stuessel – motion carried 7-0
PUBLIC COMMENTS
None.
CURRENT ITEMS
Recommendation to City Council on the Sterling Ponds 1st Addition Final Plat
Howe reported that staff received an application for final plat approval for the next phase of Sterling Ponds,
the 1st Addition. The plat is consistent with the official map, comprehensive plan, and developer’s agreement.
There are two inconsistencies between the final plat and the preliminary plat, one being four additional lots
fronting Glasgow Street with the average lot width being about 65 feet versus 80 feet, and the pedestrian
walkway zigzags behind the rear yards of the affected lots. Morrissette asked for clarification on the sidewalk
easement for Lot 20 in Block 4 and Block 5 and the sidewalk width. It was clarified that the sidewalk does cut
through those lots so that a piece of the lot is disconnected from the rest of the lot by the sidewalk. The
sidewalk width is 6 feet and the easement is 10 feet wide (except in the area of the zigzag). Woolsey asked if
it is the responsibility of the homeowner to maintain the path. Peterson confirmed that snow removal would
be taken care of by the Operations Department.
Morrissette made a motion to recommend approval of the final plat for Sterling Ponds 1st Addition.
M/Morrissette, S/Moody – motion carried 7-0
700 S. Main Street Development Update
Peterson updated the Commission that the developer had applied for WHEDA tax credits in 2017 and was
not funded. They intend to reapply later this year and they are seeking a resolution of support from City
Council. They have modified the proposal a little bit; the number of units proposed is now 73 versus 70 and
modified the architectural style to be a prairie style. The unit mix is 1, 2, and 3-bedroom units with garden

style entrances off of South Main Street, the back side of the building now includes covered parking and a
rooftop patio space on the south parking area. They are currently proposing 118 stalls, 66 covered and 52
uncovered. The project would also include upgrading of Sycamore Street and the vacation of East Park Street
to the north of the site. The property is currently zoned R3. The use is permitted; however, staff expects that
a PUD will be needed to bring the structure closer to Main Street and allow for reduced open space and
parking requirements. The process for moving forward is a resolution of support at the December 11, 2018
City Council meeting. The developer would then submit an application to WHEDA and they expect to hear
back from WHEDA in March 2019.
Woolsey asked for clarification on the angled parking on Sycamore Street. Peterson responded that the City
would likely take care of the Sycamore upgrade and the parking configuration would be determined at that
time. Reese asked for clarification on the proposed building setback. Peterson noted that it would be less
than the required 25 feet, but likely not less than 12 feet from the property line. Reese added that she loves
the new design. Sweeney addressed the Commission and noted that the design change and addition of
covered parking was a result of suggestions by City staff. He noted that there are more requirements from
WHEDA for the family tax credit application is different than the senior tax credit. For example, they require
15 percent of the units be 3-bedrooms and the majority of those must have an outside entrance. These
factors increase the cost of the overall development. He also noted that the LIHTC (low income housing tax
credit) product doesn’t allow students to live in the units; the family-orientation of these units reduces the
need for parking compared to student housing. He added that Cohen-Esrey is confident that the amount of
parking proposed is adequate for the family units they are proposing. Morrissette added that parking is the
one area that he is concerned with in relation to the development. He noted that there are other landlords
in town, particularly around the university, that have issues with inadequate parking. He encourages CohenEsrey to try to find more space for some additional parking, potentially on the north side of the building with
the vacation of Park Street. He added that the angled parking on Sycamore Street may no longer exist after
that road is redesigned. Moody asked for clarification on how close the building could come to Main Street.
Peterson noted that those details would be negotiated during the PUD process, but it is unlikely to be less
than 12 feet with garden style apartments. Hinzman asked if there has been any consideration for
underground parking and what the plans are for snow storage. Sweeney responded that he wasn’t sure about
the snow storage, and that they looked into underground parking, but it was cost prohibitive for this project.
The Mayor noted that he likes the design as well and wished Mr. Sweeney good luck in their application.
UPDATES AND INFORMATION
Development Review Update
Howe reported that in addition to the Sterling Heights 1st Addition final plat, staff is reviewing development
proposals for a multifamily project on Birchcrest Drive, Anchor Paper in Whitetail Ridge Corporate Park, and
outdoor worship structure at Hope Lutheran Church, and several projects covered under the School District
referendum. Those include building additions and site improvements at Greenwood Elementary, Rocky
Branch, and a new parking lot and track improvements at the High School.
AJOURNMENT
Reese made a motion to adjourn at 7:02 p.m.
M/Morrissette, S/Hinzman – motion carried 7-0
Respectfully submitted,

Brandy Howe, AICP, Senior Planner
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PLAN COMMISSION
JANUARY 15, 2019
STAFF REPORT
REVIEW ITEM:

Annexation, permanent zoning and associated amendments to official city maps

PETITIONERS:

Kathleen and Dennis Elrod, James Scheffler, and SSS Partnership

OWNERS:

Kathleen and Dennis Elrod, James Scheffler, and SSS Partnership

STAFF:

Brandy Howe, Senior Planner

BACKGROUND
The proposed annexation area is located at the southeast corner of Cemetery Road and S. Wasson Lane
in the Town of River Falls (Exhibit 1). This area was considered for annexation in early 2018 when the
Apostolic Church had an option to purchase the SSS Partnership and Scheffler properties to build a new
church. That deal fell through last spring when the church decided against purchasing the property. As a
result, the 2018 annexation was not completed. The property owners have since entered into a new
purchase agreement with Bald River Properties, LLC, and they have filed a new annexation petition on
November 13, 2018 (Exhibit 2). Bald River Properties, LLC is anticipating they will build a 16-24-unit
multifamily development in the future.
LAND USE AND ZONING ANALYSIS
The annexation area contains three properties in the Town
of River Falls totaling 4.73 acres. The SSS Partnership and
Scheffler properties are vacant. The Elrod property
contains personal storage units which are not anticipated
to change as a result of this annexation.
The proposed annexation area lies east of the Knollwood
subdivision, west of Red Cedar Estates, south of Village
Park Apartments, and south of Cudd’s Court mobile home
park. The property immediately south of the annexation
area is a farm house. The existing zoning of the proposed
annexation area is Commercial (see purple in image at
Extraterritorial Zoning
right). Existing City zoning for neighboring properties is
depicted in Exhibit 3. Future land use designations are depicted in Exhibit 4.
Staff reviewed the existing uses, zoning, and future land use designation of the annexation and
surrounding properties. Staff recommends R3 Multifamily High Density residential as the permanent
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zoning designation for all three parcels to be annexed. Staff identifies the following reasons for this
recommendation:
1. Existing land uses on all sides of the proposed annexation area are medium to high-density
residential, which is compatible with the proposed R3 zoning.
2. The petitioners are amenable to the R3 zoning, which would allow for multifamily development.
3. The size and configuration of the SSS Properties and Scheffler properties is not conducive for
commercial development. Access from Cemetery Road is unavailable and is limited to South Wasson
Lane per engineering standards, which is undesirable from a commercial development standpoint.
This restriction would not negatively impact a multifamily development.
4. The existing mini storage would not be a permitted use in R3, but it would be allowed to continue as
a grandfathered use until such time the property is redeveloped. The proposed annexation and the
R3 zoning would better enable such future redevelopment to occur.
5. The future land use designation of Community Commercial for this area does not conform to staff’s
recommendation; however, it is staff’s opinion that it would be appropriate to amend the future land
use map to be consistent with R3 zoning. The Comprehensive Plan is now 13+ years old and should
be looked at for similar needed updates.
ANNEXATION PROCESS AND SCHEDULE
This annexation is a direct annexation by unanimous approval pursuant to §66.0217(2), Wis. Stats. The
City and statutory processes for reviewing this type of annexation include the following next steps:
•
•
•

01/15/2019 – Plan Commission review and recommendation to City Council.
01/22/2019 – City Council first reading of an ordinance to annex and rezone the property.
02/12/2019 – City Council public hearing/second reading and disposition of an ordinance to annex
and rezone the property.

STAFF RECOMMENDATION
Staff recommends that the draft ordinance be forwarded to the City Council with a favorable
recommendation.
PLAN COMMISSION OPTIONS
1. Recommend approval of the ordinance as recommended by staff.
2. Send the ordinance back to staff with direction for further revision.
3. Table the item to a later date with just cause.
4. Do not recommend approval of the ordinance.
EXHIBITS:
1. Location Map
2. Annexation Petition
3. Existing and Proposed Zoning Map
4. Future Land Use Map

ORDINANCE NO. 2019-##
AN ORDINANCE ANNEXING CERTAIN TERRITORY
OF THE TOWN OF RIVER FALLS TO
THE CITY OF RIVER FALLS, WISCONSIN
RECITALS
A.

On November 13, 2018, a petition, a copy of which is attached, was filed with the
City Clerk of the City of River Falls seeking to annex the territory described in
the petition (the “Territory”) to the City of River Falls, Wisconsin from the Town
of River Falls, Pierce County, Wisconsin, pursuant to §66.0217(2).

B.

A copy of the petition was filed with the Town Clerk of the Town of River Falls.

C.

There are no residents or electors within the Territory.

D.

The City of River Falls Plan Commission has recommended a permanent zoning
classification of the Territory as R-3 Multifamily (High Density) Residence
District.
ORDINANCE

NOW, THEREFORE, pursuant to §66.0217(2), the Common Council of the City of River
Falls, Pierce County and St. Croix County, Wisconsin, do ordain as follows:
1.

Territory Annexed. The Territory is annexed to the City of River Falls.

2.

Scale Map. The scale map, attached as Exhibit A, shows the Territory to be
annexed and its relationship to the boundaries of the City of River Falls and the
Town of River Falls.

3.

Effect of Annexation. From and after the effective date of this Ordinance, the
Territory shall be part of the City of River Falls for any and all purposes
provided by law, and all persons coming or residing within such Territory shall
be subject to all ordinances, rules, and regulations governing the City of River
Falls.

4.

Ward Designation. Upon the effective date of this Ordinance the Territory shall
be part of Ward No. 10 in the City of River Falls.

5.

Clerk Duties. The City Clerk is directed to file and record copies of this
Ordinance as required by statute.

6.

Payment to the Town of River Falls. Pursuant to §66.0217(14)(a)1., Wisconsin
Statutes, the City agrees to pay the Town of River Falls for five years an amount
equal to the amount of property taxes that the Town of River Falls levied on the
Territory, as shown by the tax roll prepared under §70.65, Wisconsin Statutes, in
the year in which the annexation of the Territory is final.

7.

Permanent Zoning. The Territory is assigned the permanent zoning classification
as R-3 Multifamily (High Density) Residence District.

8.

Effective Date. This Ordinance shall take effect upon adoption and publication.

The above and foregoing Ordinance was duly adopted by the Common Council
of the City of River Falls at a meeting held on February 12, 2019, by a two-thirds vote of
the elected members of the Common Council.

APPROVED:

Dan Toland, Mayor

ATTEST:

Amy White, City Clerk
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Exhibit 3: Existing and Proposed Zoning
Annexation Area - R3 - proposed zoning

B2 - Limited Commercial
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Exhibit 4: Future Land Use
Corporate Limits
Parcels
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