AGENDA
PLAN COMMISSION
CITY COUNCIL CHAMBERS
JULY 6, 2021
CALL TO ORDER – 6:30 p.m.
PLEDGE OF ALLEGIANCE
ROLL CALL
APPROVAL OF MINUTES
1. Minutes of the June 1, 2021 Plan Commission meeting
PUBLIC COMMENTS – Non-Agenda Related Topics
PUBLIC HEARING
2. PC Resolution 2021-02 to approve a special sign permit for an electronic reader board sign in the I-1
Industrial zoning district at 3329 Casey Street (Sterling Ponds Corporate Park)
ORDINANCES AND RESOLUTIONS
3. Resolution to approve a certified survey map variance in the extraterritorial subdivision jurisdiction in
the Town of Clifton for David and Karen Meyer
REPORTS
4. Director’s Report
ADJOURNMENT

NOTES:
Any person who has a qualifying disability as defined by the Americans with Disabilities Act that requires
the meeting or materials to be in an accessible location or format, may contact City Clerk Amy White at
(715) 426-3408 or in person at 222 Lewis Street, for accommodations. Requests for accommodations
should be made at least three (3) business days in advance of the meeting. Every effort will be made to
arrange accommodations.
Council members may be in attendance for informational purposes only.
No official Council action will be taken.

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

MINUTES
PLAN COMMISSION
JUNE 1, 2021 AT 6:30 P.M.
VIRTUAL AND CITY COUNCIL CHAMBERS
Members Present:
Members Absent:
Staff Present:
Others Present:

Dan Toland, Lisa Moody, Patricia LaRue, Diane Odeen, Craig Hofland, Chris
Holtkamp, Rebecca Prendergast
None
Amy Peterson, Crystal Raleigh, Brandy Howe
Matt Frisbie, Frisbie Companies, developer River Falls Senior Housing
Kathy Brynn, 772 Sycamore Street

CALL TO ORDER
Meeting convened at 6:30 p.m.
APPROVAL OF MINUTES
M/Holtkamp, S/Moody to approve minutes. Motion carried 7-0.
PUBLIC COMMENTS
None.
PUBLIC HEARING
General Development Plan for River Falls Senior Living at 700 S. Main Street
Mayor opened the public hearing. Howe gave a presentation about the project that included some
history of the site. The current proposal is for a 3-story, 84‐unit senior and independent living facility with
assisted living and memory care. In addition, four 55+ independent living townhomes will be built at 706
Sycamore Street. The main senior living building will consist of studio, 1, and 2‐bedroom units. Common
amenities will include commercial kitchen, fitness and entertainment rooms, medical consulting, and
many other support spaces. Ebenezer Management Services will manage the facility. Howe noted that in
addition to the PUD, the overall project will require a certified survey map to establish the development
site, ROW vacation of a portion of E. Park Street, a developer’s agreement, and the creation of TID #18.
E. Park Street will be realigned to intersect with W. Park Street, which will require the demolition of two
homes at 660 and 684 S. Main Street. E. Park and Sycamore Streets will be reconstructed to city standard
with curb, gutter, sidewalk, and 90-degree parking. Other public improvements will include a stormwater
pond at the east end of E. Park Street, elimination of existing curb cuts on S. Main Street, and an
alternative access to Associated Dentist from Park Street. The underground parking structure will hold
50 parking stalls, maintenance rooms, and a resident storage area. There will be 41 on-site parking spaces
for a total of 91 spaces for the 84-unit structure, which meets the parking requirement for senior housing.
The four townhomes will each have garage spaces.
In determining whether to approve a PUD, the Plan Commission must consider the criteria listed in the
PUD ordinance. This project will benefit the community by providing senior housing to meet market
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demand, including 4-6 units for low-income seniors, increasing traffic safety by realigning east and west
Park Streets, eliminating blight and neighborhood parking issues by upgrading E. Park and Sycamore
Streets to city standards, and increase the density of the area, with an overall character is consistent with
the area and architectural style and is consistent with the S. Main Street Study and complements the
River Falls Housing Authority property to the south. The total project is projected to be about $22 million,
including land purchase, demolition of existing structures, construction, site work and landscaping, street
work and public infrastructure improvements. The developer plans to guarantee $15 million for the
project. The project will create ~35 full time positions with wages totally about $1.6 million annually once
the project stabilizes.
Howe reported that the developer completed a traffic study at staff’s request. The development is
expected to generate 342 vehicle trips per day with about 25% utilizing Broadway Street and 75% taking
E. Park Street. Traffic volumes on E. Park Street are expected to increase substantially, however, the
proposed reconstruction of this road will accommodate the additional volume. The development is
expected to have a minor impact on S. Main Street traffic volumes by adding approximately 2% of
vehicles each day. The traffic study evaluated the need for a traffic signal now and 5 years into the future;
warrants were not met for either.
Howe reported that letters were mailed on April 7, 2021, to property owners within 300 feet of the
proposed development and a public hearing notice was placed in the Star Observer on April 29, 2021.
Developer plans to hold a public meeting on the site on June 9th. Howe concluded the presentation and
the Mayor asked for public comments.
Kathy Brynn of 772 Sycamore Street asked if the concept plan could be altered to preserve the street
trees on Sycamore Street. Howe indicated that is something that could be considered in the specific
implementation planning for the project. The Mayor closed the public hearing and opened the Council
discussion.
ORDINANCES AND RESOLUTIONS
Resolution to approve a General Development Plan for River Falls Senior Living at 700 S. Main Street
LaRue asked about the current owner of the property. Frisbie that all properties shown on the GDP are
now owned under his acquisition. LaRue asked what constitutes low income range. Frisbie responded
that the State of Wisconsin has a waiver program for seniors whose assets are run down. The units in the
building is intended to house individuals with these waivers. Hofland asked if the off-street parking will
be sufficient for both staff and residents. Frisbie responded that this project has been successful in Lake
Elmo with this exact amount of parking. He added that staff is on shifts (10-12 at a time) and that the
assisted living and memory care residents do not drive. Approximately 38 of the independent living
residents will have vehicles. LaRue asked if the planned and under-construction development projects in
the vicinity was considered in the traffic study. Raleigh confirmed that the study did include those
calculations in the traffic study.
M/Odeen, S/Hofland to recommend approval of the general development plan for River Falls Senior
Living at 700 S. Main Street. Motion carried 7-0.
REPORTS/DIALOGUE
Director’s Report
Peterson reported that she does not have anything specific to report. LaRue asked when Plan
Commission would begin meeting back at City Hall. It is the hope that July will be the first meeting back.
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ADJOURNMENT
LaRue made a motion to adjourn at 6:58 p.m.
M/LaRue, S/Prendergast; motion carried 7-0
Respectfully submitted,

Brandy Howe, AICP, City Planner
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PLAN COMMISSION
STAFF REPORT
ITEM:
APPLICANT:
OWNER:
STAFF:

Special sign permit for electronic reader sign in the I-1 Industrial District at 3329 Casey Street
Eric Johnson, on behalf of T.W. Equities
T.W. Equities, LLC (T.W. Vending/3 Square Market/Turnkey Corrections)
Brandy Howe, City Planner

BACKGROUND
T.W. Equities, LLC developed in the Sterling Ponds Corporate Park in 2016. As part of the development approval
process, a sign plan was submitted with the architectural and civil plans (see below, left). At the time of building
construction, the stone columns for the sign were built, but a sign had not been installed for a number of years.
Then, in early February 2021, staff observed that electronic panels were installed on the monument sign face at
3329 Casey Street in River Falls. Unfortunately, this addition is not what was approved on plan submission, and it
is not in compliance with the City’s sign ordinance (electronic signs are not permitted in industrial zoning districts).
Additionally, the sign does not comply with the corporate park covenants.
Staff brought the compliance issue to the attention of the applicant via letter on February 11, 2021 (see enclosed).
At that time staff offered two options, 1) remove the portion of the sign that is in violation with the ordinance and
covenants (electronic message board), or, 2) request a variance from the Economic Development Corporation
(EDC) and a special sign permit from the Plan Commission so that the electronic sign may remain on the site. The
applicant opted for option 2 and has secured a variance from the EDC and has since submitted an application to
the Plan Commission for a special sign permit. The EDC considered the proposal in April 2021 and conditionally
approved the sign with the following conditions: sign cannot be on past regular business hours (7am – 7pm),
limitations on brightness and color, static images only with duration of images changing no less than once every
five minutes, and the sign must be maintained.

Sign from approved architectural plans

Installed electronic sign – January 2021

ANALYSIS
Per 17.84.060, the Plan Commission may grant special sign permits in situations where a sign, although
nonconforming in terms of the rules and regulations of the ordinance, may be aesthetically acceptable, innovative,

Special Sign Permit 3329 Casey Street
Plan Commission
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functional and in the best interests of the City. Such special sign permits must meet the following criteria (1-3).
The applicant’s responses are listed under each.
TW Equities, LLC. (“TWE”), owner of the property at 3329 Casey Street, which is in the Sterling Ponds Corporate
Development (“Development”), and in support of its effort to obtain a variance for the monument sign it has
built at the entrance to its property, submits this narrative responding to the issues raised under Section
17.84.060 of the River Falls Municipal Code.
1. The applicant illustrates a consideration for aesthetic qualities that would be prohibited under other
provisions of this chapter.
The sign is in the style of a monument, free standing near the entrance of the property. While illuminated, it is
illuminated by LED screens attached to the monument, and displays static images pertaining to the business
operations of the property’s many tenants. All tenants are controlled by the ownership of TWE, which will help
to limit the static images on the screens, in keeping with the aesthetic qualities of the Development.
2. The applicant can prove that erection of the proposed sign will cause no extraordinary inconvenience to
traffic and pedestrian movement.
While TWE understands that the sign is nonconforming, there should be no extraordinary inconvenience to
traffic and pedestrian movement as a result of the installation of the sign, and given its location at a remote
corner of the Development, should not interfere with the other property owners adjacent to or nearby the
location of the sign.
3. The applicant has shown
consideration for other property
owners adjacent to or nearby the
location of the sign.
During the review of the sign by
the
Architectural
Review
Committee (“Committee”), the
representative
from
the
residential
portion of
the
Development, agreed that he had
heard no complaint from the
residents
regarding
the
illumination of the sign.
In determining whether or not to
grant the special sign permit, staff
suggests the following additional
considerations:
1. The intent of the sign ordinance is to “lessen threats to public safety from poorly constructed and
maintained signs; to insure compatibility of location, size and placement of signs; to prevent hazards to
life and property; to protect against hazards to vehicular traffic movements through improper placement
of signs; and to preserve the natural beauty and attractiveness of the city.”
2. The City’s electronic sign regulations were created many years ago and technology and user preferences
have evolved since that time. Electronic signs are vibrant and can convey more information and images.

Special Sign Permit 3329 Casey Street
Plan Commission
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3. Approval of this special sign permit may be precedent-setting in the I-1 industrial districts. This TW sign is
over 500 feet from and not visible from the neighboring residential area or HWY 35, but similar signs in
Whitetail Ridge or Sterling Ponds Corporate Park could potentially be seen.
If the Plan Commission is in favor of approving the special sign permit, staff recommends the following conditions
(derived from 17.84.030.J. of the Municipal Code) be attached:
1.
2.
3.
4.

Hours of illumination between 7am and 7pm CST.
The electronic reader board shall not exceed 60 percent of the overall sign area.
Messages displayed on the electronic reader board shall change no more than one time per hour.
The electronic reader board must be equipped with photosensitive equipment, which automatically
adjusts the brightness and contrast of the sign in direct relation to the ambient outdoor illuminations.
5. Commercial messages displayed on the electronic reader board shall promote only goods or services
provided by companies occupying the site on which the sign is erected.
6. Messages displayed on an electronic reader board sign shall not scroll or flash.
The last and only other similar electronic sign that received a special sign permit was UWRF for the Falcon Center
sign on S. Main Street. Conditions applied to that sign included hours of illumination and landscaping. No
additional landscaping is suggested for this sign as the landscaping for the site was approved in the 2016
development review process. The hours of operation for the UWRF sign are from 6am to 10 pm.
STAFF RECOMMENDATION
Staff recommends approval of a Resolution PC 2021-02 approving a special sign permit with conditions for 3329
Casey Street.

EXHIBITS
Resolution PC 2021-02 approving a special sign permit for 3329 Casey Street

RESOLUTION NO. PC 2021-02
RESOLUTION APPROVING A SPECIAL SIGN PERMIT
FOR T.W. EQUITIES, LLC
3329 CASEY STREET
WHEREAS, an application has been received for a special sign permit from T.W. Equities, LLC for
an electronic reader board at 3329 Casey Street in the Sterling Ponds Corporate Park; and
WHEREAS, the Plan Commission considered the request at a public meeting on July 6, 2021 and
the sign has been found by the Plan Commission to meet the criteria for approval under Section 17.84.060
of the Municipal Code;
NOW, THEREFORE, BE IT RESOLVED by the Plan Commission of the City of River Falls that a special
sign permit be granted to T.W. Equities, LLC with the following conditions:
1.
2.
3.
4.

Hours of illumination between 7am and 7pm CST.
The electronic reader board shall not exceed 60 percent of the overall sign area.
Messages displayed on the electronic reader board shall change no more than one time per hour.
The electronic reader board must be equipped with photosensitive equipment, which
automatically adjusts the brightness and contrast of the sign in direct relation to the ambient
outdoor illuminations.
5. Commercial messages displayed on the electronic reader board shall promote only goods or
services provided by companies occupying the site on which the sign is erected.
6. Messages displayed on an electronic reader board sign shall not scroll or flash.
Adopted this 6th day of July 2021.

_________________________________
Dan Toland, Mayor

__________________________
Amy White, City Clerk
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PLAN COMMISSION
STAFF REPORT
ITEM:
APPLICANT:
OWNER:
STAFF:

CSM variance in the extraterritorial subdivision jurisdiction in the Town of Clifton
Karen and David Meyer
Karen and David Meyer
Brandy Howe, City Planner

BACKGROUND
In 2019 staff had multiple conversations
with the Meyers regarding a possible
subdivision of their family farm. The
Meyers are fourth generation farms with
284 contigous acres (see right) in the
Town of Clifton with plans to
incrementally transition the farm over to
their daughter and her family. In June
2019, staff worked with the Meyers to
identify a path for them to subdivide a
small portion of a 40 acre parcel to sell to
their daughter under the agriculutral
exemption in the extraterritorial
subdivision ordiance (former section
16.10.160). The couple decided to move
forward with a 3.2 acre lot and
proceeded to obtain the necessary
approvals form the Town of Clifton. Then,
after many delays due to COVID, in April
2021, the Meyers submitted a certified
survey map application to city staff in
accord with above-mentioned 2019
discussions. While the proposed CSM
met the agricultural exemption in former
16.10.160, the ETJ subdivision ordinance
was amended by City Council in fall 2020,
which eliminated said exemption. As the
proposed CSM does not meet the
provisions of the amended ordinance,
staff cannot approve the CSM; therefore,
the Meyers would like to apply for a
subdivision variance.

Approx. location
of CSM lot
284-acre farm

Location of CSM lot

Note: Maps are approximate

Meyer CSM in the Town of Clifton
Plan Commission
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ANALYSIS
Under 16.10.160, which was enacted in 2007 before being eliminated in 2020, an owner of agricultural lands,
could legally divide not less than 2-acres for the purpose of building a home for their child/ren. As mentioned, this
provision was eliminated from the ordinance in the 2020 amendment.
The ETJ subdivision ordinance was amended in response to a court case in southern Wisconsin (City of Delavan v
Lake Delavan Prop. Co., LLC) that specifically addressed the overlap between ETJ subdivision and zoning
ordinances. In that case, Delavan’s ETJ subdivision ordinance established a maximum of one lot per 35 acres of
land. A developer applied for plat approval within the ETJ and was denied. The court found that the City had used
its ETJ subdivision ordinance to supersede the residential zoning district applicable to the property. The court
reasoned “Although purporting to be a density standard that is part of subdivision regulation for quality under
Wis. Stat. §236.45(1), the result bespeaks the intent; the ordinance is a use prohibition, the very essence of
zoning.” Lake Delavan, 2014 WI App 35.
The 2020 amendment to the ETJ subdivision ordinance was specifically designed to eliminate any references
related to land use that would make the ordinance run afoul of the Delavan case, which included the elimination
of the agricultural exemption described above.
The new amended ETJ ordinance sets a minimum lot size in the ETJ of 35 acres; however, the ordinance lays out
scenarios where an exception may be permitted:
1. A 2-5-acre lot may be created if there is a residential dwelling on said lot. No new structure is permitted
on the remaining land after the split.
2. A 10-35-acre lot may be created if the division is consistent with the City’s official map, will accommodate
future streets, storm water management, and the layout will allow for connection of future streets and
utilities to existing and planned streets and utilities. Further, the division shall not interfere with
development of other lands within 1,500 feet of the lands to be divided.
The Meyers CSM does not meet either exception because they’re seeking a 3.2-acre lot wherein they would like
to build a house for their daughter. Per 16.04.060 of the Municipal Code, the City Council and Plan Commission
may grant a variance after determining that because of the unique conditions of the subdivision involved, literal
application of the title would impose a hardship. The Meyers are seeking a variance because their proposed CSM
is in line with the recommendations received by staff prior to their application and met the agricultural exemption
of the subdivision ordinance prior to the 2020 ordinance amendment.
STAFF RECOMMENDATION
Staff recommends approval of a resolution to approve a certified survey map variance in the extraterritorial
subdivision jurisdiction in the Town of Clifton.
EXHIBITS
1. Draft Meyers certified survey map creating a 3.2-acre lot
2. Resolution to approve a CSM variance in the Town of Clifton

RESOLUTION APPROVING A
CERTIFIED SURVEY MAP VARIANCE
FOR DAVID AND KAREN MEYER

WHEREAS, David and Karen Meyer Meyer have requested approval of a certified survey map
that would create 3.2-acre lot on their 284-acre farm for their daughter to construct a home so that
she may one day take over the farm; and
WHEREAS, the applicants first started discussing the possible land division with City staff in
2019 at which time the proposed land division met the then-current agricultural exemption in
Chapter 16.10.160; however,
WHEREAS, in the fall of 2020, the extraterritorial subdivision ordinance was amended which
eliminated the agricultural exemption and the proposed 3.2-acre lot no longer meets the
subdivision ordinance requirements, thus the applicants have requested a variance; and
WHEREAS, the Plan Commission considered the variance request at the July 6, 2021 meeting and
recommended approval.
NOW, THEREFORE, BE IT RESOLVED, that the City Council of the City of River Falls hereby
approves the enclosed certified survey map.
Dated this 27 day of July 2021.
CITY OF RIVER FALLS

Dan Toland, Mayor
ATTEST:

Amy White, City Clerk

Community Development Department
Plan Commission Director’s Report - July 2021

Introduction
This report is provided monthly to update the Plan Commission on Community Development efforts for the
past month, as well as to provide a look forward to the upcoming Plan Commission work.
Reporting Period:
June 1 – June 30, 2021
Next Plan Commission Meeting:
August 3, 2021
2021 Community Development Major Projects:
•
•

•

•

Ensure sustained development/redevelopment of the City from the prospect stage through
construction
Economic Development
o Customer Relations Management Software (CRM)
o Shovel ready sites
Engineering
o Capital Improvement Plan 2022-2026 (lead shifted to Assistant City Administrator)
o North Interceptor project
o DeSanctis development project
o Golf View channel rehab
o WisDOT Wasson Lane design
o WisDOT Cemetery Rd & STH 29 construction
o WisDOT Powell Avenue bridge design
o Troy/Pomeroy watermain construction
o Assist with Powell Dam project
o Wells Park sidewalk design
Planning/Zoning/Inspections
o Comprehensive Plan update (2021/2022)
o Special Use permit ordinance amendment
o Develop code enforcement framework
o Permitting/code enforcement software research
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Planning and Zoning
•

•
•

•

•

Development Review/Current Planning
o Project Mustang/Tattersall Distilling – approved
o S Wasson Townhomes – under review
o 641 South Main Street GDP – under review
o 700 South Main Street GDP – PC 6/1/21
Zoning ordinances/map amendments
o Special use permit ordinance amendments – approved by CC 6/8/21
Historic Preservation Commission
o Power plant structure and site MOU between HPC/CC – met with Admin to discuss on 6/16/21
o Historic interpretive walking tour – developing the template and design for the first sign – “The
Glen” to replace Cascade Mill sign at Glen Park
o Grant application to WHS for National Register nomination assistance – work to begin later
Mapping
o Map of available sites for development; Click here for new map
o Map of active development projects map; Click here for map
Projects
o Comprehensive plan – working on a request for proposals to bring on a consultant
o Code enforcement manual – creating a procedural manual to shift into proactive code enforcement

Economic Development
•
•
•
•
•
•
•
•

Attended online Innovation Center Management Committee Meetings (Schreiner)
Attended online River Falls Economic Development Corporation meeting (Schreiner)
Treasurer and Secretary duties as well as Management Committee meetings for the EDC
Work with a developer on 700 S Main redevelopment area
Attended 700 S Main Information Session
Sent two RFIs
Held internal major project development meeting
Attended RFEDC Executive Committee meeting

Building and Inspections
•

•
•
•
•

1777 Paulson Road, Tattersall project – Multiple underground
Permits (June 1 – June 28)
plumbing inspections completed, interior firewall installed and
24
Building Permits
starting to frame up interior walls.
4
New Home Permits
1300 S. Main Street, Gerrard Corp – Certificate of Occupancy was
6
Fence Permits
issued.
1
Sign Permits
738 & 791 Peregrine, River Falls Development – plumbing
inspections for apartment buildings.
1630 DeSanctis Place – 1 RF, LLC/Milltown – Certificate of Occupancy was issued.
1500 DeSanctis Place – 1 RF, LLC/Milltown – completed commercial plumbing inspection

Engineering
•

Internal Consulting Projects
o Troy-Pomeroy Watermain Relocation (SEH)
o North Interceptor Sewer (TKDA)
o Mann Valley Preliminary Design (SEH)
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•

•

•

•

•

•

•
•

o ArcGIS Transition (MSA)
o Powell Avenue Bridge Rehabilitation (Ayres)
o S. Wasson Lane Reconstruct (Strand)
o Paulson Road Stormwater Pond (Graef)
o North Loop and North Water Tower (SEH)
WisDOT Projects
o STH 29 between CTH FF and Cemetery Road – Construction in 2021
o Cemetery Road Reconstruct – Construction timeline unknown (Fall ’21 or Summer ’22)
Development review assistance regarding stormwater management, utility design, lot layouts, street
and parking layouts, and traffic movements for the following sites:
o 641 S. Main Street
o 700 S. Main Street
o Wasson Lane Apartments
o Kwik Trip
Stormwater
o Erosion Control inspections ongoing
o Working on Golfview Channel reconstruction bid
Utilities
o Mapping AMI meter
o Mapping newly installed infrastructure
o Transitioning to Cloud based GIS management
Streets/Traffic
o Working on 2021-2022 Pavement Maintenance Plan bidding
o 2021 Rout and Seal complete
Construction
o Residential lateral installation and abandonment inspections (ongoing)
o Dawes Place
o Highview Meadows 6th Addition
Conferences/Trainings/Events
o Raleigh attended WisDOT Local Program Symposium
GIS
o Mapping changes to parcels, and right of way
o Verifying survey data for CSMs and plats
o Working on 2021 ArcGIS Online transition

Director
•
•
•
•
•
•
•

Provide input and direction on hiring process for three positions
Assist with Housing Authority organizational study consultant and RFHA Board with staffing direction
Comprehensive Plan RFP review/direction
Meet with potential developers
Continued negotiations with the Garage Bikes & Brews
Participated in meetings: Executive Team (meetings and retreat), Housing Authority, major development
projects
Weekly staff meetings, staff 1:1s, consultant check ins
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Community Development Staff

Amy Peterson, CD Director

Brandy Howe, City Planner

Keri Schreiner, ED Manager

David Hovel, Building Inspector

Angie Bond, CD Assistant

Crystal Raleigh, City Engineer

Zach Regnier, Sr. Civil Engineer

Tamarra Jaworski, Engineering Technician
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