COMMON COUNCIL AGENDA
August 24, 2021
**The City Council Chambers are open to the public. Due to the ongoing COVID-19 public health emergency,
unvaccinated attendees are asked to wear a mask and social distance.**
The public may view/listen to the meeting by:
Calling Toll Free 1-844-992-4726, access code: 132 839 9860
Visiting the web link: https://tinyurl.com/RFCC82421
Viewing the City's YouTube Channel: https://www.youtube.com/user/cityofriverfalls
Call Meeting to Order - 6:30 p.m.
Pledge of Allegiance
Roll Call
Approval of August 10, 2021, Workshop and Regular Minutes
Approval of Bills
*** NOTE: OFFICIAL ACTION MAY BE TAKEN ON ANY AGENDA ITEM ***

PUBLIC COMMENT, PETITIONS, REQUESTS AND COMMUNICATIONS:
1.
Public Comment
If you are unable to attend the meeting in person, but would like to submit a public comment, please email to the Mayor and Council at mayorcouncil@rfcity.org or you may contact the City Clerk’s office
(awhite@rfcity.org or 715-426-3408).
2.

Pierce County Public Health COVID Update

PUBLIC HEARING:
3.
6:31 p.m.
Resolution Approving the Vacation (Discontinuance) of Portions of E. Park Street and Sycamore Street
Right-of-Way in the A. F. Hart’s Addition in the City of River Falls
CONSENT AGENDA:
4.
Acknowledgement of the following minutes:
a. River Falls Park and Recreation Advisory Board – 7/21/21
b. River Falls Housing Authority – 7/14/21
c. Utility Advisory Board – 7/19/21
d. West Central Wisconsin Biosolids Facility – 6/24/21
e. Library Board – 6/7/21
f. Plan Commission – 6/21/21
g. BID Board – 7/13/21
h. Historic Preservation Commission – 7/14/21
5.
Resolution Requesting Application for Exemption from County Library Tax
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6.
7.

Resolution Approving the 2022-2026 Capital Improvement Plan
Resolution Approving Release of a Utility Easement located in Block 2 and 3 of the A.F. Harts Addition
(600 and 700 S. Main Street)

ORDINANCES AND RESOLUTIONS:
8.
Resolution Creating Tax Incremental District No. 18, Approving Its Project Plan and Establishing Its
Boundaries in the City of River Falls, Wisconsin
9.
Resolution Approving Specific Implementation Plan for 700 S. Main Street
10. Resolution Approving Developer’s Agreement for 700 S. Main Street
REPORTS:
11. Comptroller's Report
CLOSED SESSION:
12. Recess into Closed Session § 19.85(1)(e) for the following purposes: “deliberating or negotiating the
purchasing of public properties, the investing of public funds, or conducting other specified public
business, whenever competitive or bargaining reasons require a closed session, to wit: River Falls
Industrial Park Lot A.”
RECONVENE INTO OPEN SESSION:
13. Act on Closed Session Items if necessary
ADJOURNMENT
NOTE: 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) 4263408 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.

2

RIVER FALLS CITY COUNCIL JOINT WORKSHOP WITH THE RIVER FALLS HOUSING AUTHORITY
REGARDING HOUSING AUTHORITY ORGANIZATIONAL ANALYSIS
August 10, 2021, 5 p.m.
Training Room, City Hall

City Council Members Present: Mayor Dan Toland, Todd Bjerstedt, Nick Carow, Sean Downing, Scott Morrissette,
Alyssa Mueller, Diane Odeen, Ben Plunkett
Members Absent: None
City Staff Present: City Administrator Scot Simpson; Assistant City Administrator Jason Stroud; Finance Director Sarah
Karlsson; Utility Director Kevin Westhuis; Community Development Director Amy Peterson; City Clerk Amy White;
Assistant to the City Administrator Brandt Johnson; Senior Accountant Sam Hosszu
River Falls Housing Authority Board (RFHA) and Staff: Peggy Chukel, Jackie Niccum, Matthew Fitzgerald
Others: Ben Fochs
The workshop began at 5:01 p.m. with introductions. Community Development Director Amy Peterson provided
background. The long-term Executive Director was preparing to retire which provided the River Falls Housing Authority
Board (RFHA) an opportunity to look closer at the Housing Authority organization. The City provided funding for a
report which was done and sent to the Council.
Craig Rapp, President of the Rapp Consulting Group, was present to provide a report. Rapp talked about his qualifications
and experience. Craig Waldron did the same.
Tonight’s agenda is a presentation and discussion, process, findings, key issues, options, and recommendations. The scope
of the report was an analysis of the current operations and federal programs under management including reviewing
costs/benefits of closer integration with City staff while maintaining legal structure; costs/benefits and barriers to
converting the Housing Authority to a Community Development Authority (CDA), and opportunities to sustain existing
housing inventory and facilitate increasing the supply.
The project approach would analyze operations of RFHA by reviewing key documents, conducting interviews, consulting
housing experts, and evaluating leading practices, and analyzing current organizational structure. The general findings
were:








Housing Authority is well-maintained with positive tenant relationships.
Is in a solid financial position.
Leadership transition presents the board a unique opportunity.
There is a lack of consensus regarding need for change.
RFHA’s complex financial and legal relationships are not uniformly understood.
RFHA functions as a manager of affordable housing and vouchers; not as a developer of new affordable housing.
City-RFHA relationship does not capitalize on available synergies.
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River Falls lacks an overarching housing vision and strategic plan.
The Maxfield Study and housing experts confirm the need for additional affordable housing.

Alderperson Downing asked for clarification on stakeholders. Waldron talked about who they spoke with feeling they
covered the complete universe. He talked about positive interviews.
Rapp talked about key issues and opportunities which included:










Unified vision for strategy for affordable housing. Rapp read the mission statement of the housing authority.
Rapp talked about River Falls and opportunities between the organizations. He spoke about it being in the City’s
interest to be forward thinking.
Leadership transition
Resource maximization and alignment – external. Rapp said if you have a lot of folks competing for resources and
not aligning interests, it is a waste of time and money. He talked about working together to be better and more
efficient.
Alternative service delivery: extra territorial, collaboration. Rapp talked about the RFHA working in Prescott. As
you think about the future, think about extraterritorial stuff - maybe there are other opportunities.
Resource maximization and alignment – internal. He talked about possible synergies when working together.
Alignment of housing and economic development. Rapp talked about workforce housing.
HUD housing repositioning. With President Biden, there is change potential. He talked about potential future
changes in federal programs and opportunities for repositioning of assets.

Rapp talked about possible options in moving forward:




Maintain status quo
Adopt a CDA Model
Adopt a Hybrid Model

Rapp briefly talked about advantages, disadvantages, and challenges with the status quo.
Alderperson Plunkett asked about definitions for low and moderation income. Rapp said it was the HUD defined federal
guidelines. Interim Director Chukel said there were different categories and provided further information. Plunkett had
further questions regarding vouchers, Section 8, and the market rate. Rapp talked about workforce housing being more
aligned with the moderate-income standard which is above what Chukel is talking about. Plunkett thought there was a gap
in private housing and what people can afford. There was further discussion about economic development, low income
housing residents, and the need for housing.
Rapp talked about the next option which is adopting the CDA Model. He talked about advantages, disadvantages, and
challenges with adopting a CDA Model. Alderperson Mueller asked about legislation about turning in landlords and the
maintenance of properties. City Administrator Simpson talked about statutory limitations on inspections. Chukel noted the
voucher program requires an annual inspection. There was further discussion about vouchers.
Alderperson Downing liked the Hybrid Model. He thought the CDA Model had potential in the future. He asked about
future risk. Rapp would answer when explaining the Hybrid Model which is what they would recommend.
Rapp said the Housing Authority Executive Director would become a City employee. The board remains intact with two
Councilors serving on it. This model could become a CDA in the future. He talked about the disadvantages and
challenges. Rapp showed a Hybrid organizational chart. He recommended implementation of the Hybrid Model.
Peterson asked if Alderperson Bjerstedt who serves as Chair of the Housing Authority wanted to speak.
Alderperson Bjerstedt said the process has been interesting. He thanked the City for helping the board put it together.
Some have felt ‘let’s not rock the boat’, but the future will change, and we have to adapt. It seems in our discussions that
2
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we are interested in Hybrid Model. He has a million questions. As a Councilor, he is wondering how are we going to do
this as Scot keeps telling us that the City staff can’t take on more work. There is a meeting tomorrow. It will be a
collaborative effort of six months or more of figuring this out. Bjerstedt said Anne and Peggy have done a wonderful job.
We’ll decide tomorrow.
Peterson said the board has discussed it and asked where is Council?
Alderperson Carow who also serves on the board is conflicted. He doesn’t have a sense of where Council is. He hears the
City is maxed. He talked about benefits of a CDA in the long-term and not seeing shared efficiencies. He knows they are
there, but no one has shown him what they look like. Carow leans toward the Hybrid Model as long as we have
assurances that we can keep delivering services to the residents.
Alderperson Odeen has questions about the CDA model. She has been thinking about how we can accomplish without
becoming a CDA – the things we can collaborate on. She thought the CDA sounds like a hardworking group that can do a
lot. She is thinking that a lot of this can be done in a Hybrid model.
Bjerstedt asked about cities doing this. Rapp answered talking about populations and implementation. There is not a
generic answer.
Alderperson Morrissette is more inclined to the Hybrid Model. He asked about the members of CDA board being elected.
There was discussion. Rapp believed they are appointed.
Bjerstedt asked about accountability to Council. Rapp talked about the CDA doing planning, housing, and entering into an
agreement with outcomes we are seeking. He talked about bonding authority.
Waldron spent a lot of time looking at different entities. CDA versus Hybrid. We couldn’t get comfortable with a CDA
recommendation for the City right now. HUD would say it’s not good to make quantum leap right now. The Hybrid
approach has advantages.
Mueller talked about the industrial parks and having people living in other communities because there is no housing here.
Having these two things going at the same time is advantageous to help maintain afford housing. She thinks the Hybrid
model is great.
Plunkett asked about the skill set of the Hybrid model and if that position is capable of managing both federal programs
and development. Can we find one person or would the position need to be split?
Rapp talked about having a clear and sober eye about what you are trying to accomplish across the community. He
doesn’t want to say the City or HA is the solution. He talked about how that gets done. Where are capabilities coming
from? Could be you pull it off the shelf or would you need to recruit it?
Plunkett said a lot people that have a lot vested not to expand housing which would drive down the market rate. He talked
about that being a driving factor and winners and losers with politics.
Carow asked if the Hybrid unlocks new dollars. Rapp talked about holding action after getting through the transition to
Hybrid. It doesn’t bring new federal dollars. The new dollars are the economy of scale and efficiencies. He doesn’t
believe it will go backward. He talked about the Housing Authority being independent from the City.
There was discussion about the Housing Authority impacting the City bonding rating and Housing Authority staff
benefits/wages. There was clarification that only the Executive Director would become a member of City staff.
Chukel asked about funding. Rapp responded and talked about tax credit housing. If the City is doing tax credit deals, why
isn’t the Housing Authority in that mix? Look at the housing landscape and coordinate it. Peterson provided some
clarification. She asked if Simpson wanted to give the last word.
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Simpson talked about what to do. He provided background of what his answer would have been eight years ago. At this
point, he is worried about mission delusion. He talked about focusing on what we are good at. The Housing Authority is
good at providing clean, safe, property management. He is worried about screwing that up. He senses urgency by Council,
maybe by the community, and board to make more progress with housing which will not happen with status quo model.
The urgency in his mind is less. He is concerned about the employee issue as he doesn’t believe having the Executive
Director as a member of City staff and the other staff as Housing Authority staff would work. He talked about finance
issues and not getting the economies right away. He thinks holding status quo for a while right now is the way to go. He
provided further details, talking about becoming behind in housing units and the Maxfield Study. We can make the model
work. If you do this, it will be a burden for the Housing Authority and City staff to work through. He doesn’t see a smooth
path forward. The Library model is a better model than utility. We would need a MOU. It will cost the City money. To
fund as proposed, it will cost the City money. He thinks the City will have to come up with funding the Executive
Director position 80/20 and the position will be difficult to recruit. He talked about making more progress with the Hybrid
model. Simpson would give up progress to hold the status quo. We would not develop as many units with this model.
Matt Fitzgerald asked about the timing with the Hybrid model. Simpson answered we can do whatever you think it’s a
priority, and we will make it work.
The workshop was adjourned at 6:26 p.m.
Respectfully submitted,

Kristi McKahan, Deputy Clerk

4

6

CITY OF RIVER FALLS, WISCONSIN
COMMON COUNCIL PROCEEDINGS
August 10, 2021
Mayor Dan Toland called the meeting to order at 6:31 p.m. in the City Council Chambers at City Hall.
City Council Members Present: Todd Bjerstedt, Nick Carow, Sean Downing, Scott Morrissette, Alyssa
Mueller, Diane Odeen, Ben Plunkett
Members Absent: None
Staff Present: City Administrator Scot Simpson; Assistant City Administrator Jason Stroud; City Attorney
Chris Gierhart; IT Specialist Jon Smits; Community Development Director Amy Peterson; Utility Director
Kevin Westhuis; Police Chief Gordon Young; City Clerk Amy White; Assistant to the City Administrator
Brandt Johnson; Finance Director Sarah Karlsson; City Engineer Crystal Raleigh; Fire Chief Scott Nelson; Zach
Regnier, Senior Civil Engineer; Senior Accountant Sam Hosszu
Others Present: Ben Fochs, others
The Pledge of Allegiance was said.
APPROVAL OF MINUTES:
Approval of Minutes – July 27, 2021, Regular Meeting Minutes and Closed Session; July 13, 2021, Workshop
Minutes
MSC Morrissette/Odeen move to approve minutes. Unanimous.
APPROVAL OF BILLS:
Bills: $1,764,921.37
MSC Downing/Bjerstedt move to approve bills subject to the Comptroller. Unanimous.
PUBLIC COMMENT, PETITIONS, REQUESTS AND COMMUNICATIONS:
None
PUBLIC HEARING:
Ordinance 2021-07 Amending Section 2.04.140 of the Municipal Code Relating to Ordinances – Second
Reading and Disposition
At 6:33 p.m., Mayor Toland recessed into a Public Hearing. As there were no public comments, the
Mayor moved back into Open Session at 6:33 p.m. MS Downing/Bjerstedt moved to approve the
ordinance. The Mayor asked for comments.
Alderperson Downing noted that the ordinance originally only had one public hearing at the first reading and
asked the City Administrator to clarify that his amendment for two public hearings was included and also
Alderperson Morrissette’s recommendation of keeping it to two readings was included in the ordinance.
City Administrator Simpson referred to discussion at the prior meeting saying that the two suggestions by
Downing and Morrissette were included in tonight’s packet. One was to have a public hearing at each meeting
and the other was not require an automatic third reading. Simpson provided further details.
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City Council Minutes for August 10, 2021
Page 2
Downing thought it was a huge deal. By voting in favor of the ordinance, it would make the City a leader in the
state, enhancing public engagement and welcoming community members to share what is important to them in a
transparent way. He thanked the Mayor and Council. With no other comments, the Mayor asked for a vote.
The vote passed 7-0 with all voting in favor.

CONSENT AGENDA:
Resolution No. 6591 - Accepting Donations and Authorizing Purchase of Fire Safety Trailer
Resolution No. 6592 - Accepting Bid for Mill and Overlay
Resolution Acknowledging 2021-2023 Strategic Initiatives →→pulled by Downing
Resolution No. 6593 - Regarding Wetland Credit Purchase for North Interceptor
MSC Odeen/Bjerstedt moved to approve remainder of the Consent Agenda. Unanimous.
Resolution No. 9594 - Acknowledging 2021-2023 Strategic Initiatives
Alderperson Downing talked about a plan he wanted to present to Council. He referred to the Maxfield Study
which says the City needs more affordable housing which is a strategic priority. Having a City biosolids facility
may not be the correct direction for our strategic plan and staying in the current agreement maybe more cost
effective. He suspects it may be removed from the workload. If it is removed, he suggested the creation of TID
22 which would be located where the power plant is. Downing provided details on the location and suggested
turning it into market rate housing with a mix similar to the housing near City Hall. TID 22 could pay for the
Lake George stormwater plan and River Walk by giving the City more market rate and affordable housing. This
would hit the strategic goal of affordable housing and responsibly fund Lake George and River Walk. He
believes this funding would be the most responsible path forward for the City.
The Mayor asked Downing if he was okay with the resolution, and if yes, to make a motion. MSC
Downing/Morrissette move to approve the resolution. Unanimous.

REPORTS:
Administrator’s Report
Simpson appreciated the Council’s approval of fire safety trailer. He mentioned appreciation of Chief Nelson,
Division Chief Moody and Public Safety Education Officer Williams and other members for their work. We will
be acknowledging all the donors, community members, and companies that have stepped up in a big way to fund
this. Aladtec is giving a kickoff gift. Simpson asked if there were other questions.
Alderperson Plunkett noted the rising Covid level in the community. He asked what steps Simpson would
recommend or recommend the Council to take to alleviate transmission of Covid in community.
Simpson is aware of increased transmission throughout the country. He talked about evaluating where River
Falls is in comparison and learning from other areas. City staff will continue to counsel with the Pierce County
Health Director. There is a schedule for her to come back to talk to Council. Simpson spoke further talking
about employees, an increase in involvement in the ‘do your part campaign’, working with customers, and more.
Plunkett asked about CDC guidance regarding masking. Simpson said as of now we have not adopted CDC
guidelines regarding masking vaccinated employees in indoor settings.
Plunkett asked about making N95 masks available for residents. Simpson these options have been discussed
along with being an incentive provider for vaccinations. Neither recommendation has made it to the Council.
Both options will cost money – likely more than $25,000. At this point, we haven’t come to an internal
consensus that it is a good role for the City to play. It is felt there is adequate PPE available for people.
Staff is not prepared to recommend that we should be a direct provider for PPE nor that we should do an
incentive program for PPE.
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Plunkett asked what the Council should look at for economic impact on the City’s population as they may need
advanced medical care. Simpson is not prepared to answer saying staff is trying to understand the projection for
us as a community. The alarm has not been raised by the medical community to the City yet. The feeling is
things are concerning but stable with the emphasis is still encouraging people to get vaccinated.
Alderperson Odeen asked about being in contact with the health director. Assistant City Administrator Stroud is
still in contact with her. He spoke with her last Friday and sent an email to both county health directors this
morning. He provided further details.
Alderperson Mueller asked about having a workshop with the public health in September. She thinks it will
become clearer when school starts on how quickly things may escalate. Simpson said yes; there was already a
plan in place to have the Pierce County Health Director come and speak to Council. Simpson spoke further
saying there weren’t plans about having PPE or incentives coming to Council. He talked about measures for
employees and City facilities and CDC recommendations saying we are looking at them as they come.
Plunkett has an interest in PPE saying it has been neglected in public policy. He provided further details.
Simpson said staff would have an interest in an example of a successful program in terms of implementation.
Plunkett would provide examples. There was further discussion about residents and vaccination numbers,
timelines, and the ability to have a dialogue with the health director at the next meeting.
MSC Bjerstedt/Morrissette move to adjourn at 7:04 p.m. Unanimous.
Respectfully submitted,

Kristi McKahan, Deputy Clerk
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Information-Sharing Meeting
with City of River Falls Council
August 2021
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Epidemiological Situational
Report
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National, Regional and Local Cases

July 22, 2021

August 22, 2021

Source: https://covid.cdc.gov/covid-data-tracker/#county-view
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Local Data and Forecast
 Local data updated weekly:

https://infogram.com/1pmrnq9gxjzjg7t3yelrwgyrgm
sz9pjvgv3?live

6 is daily avg for August 22

17 is projected average for Sept 3

Source: https://www.mayoclinic.org/coronavirus-covid-19/map/wisconsin
13

Local Vaccination Data- County and School District

52.5% of the population served by
RFSD is vaccinated

Source: https://www.dhs.wisconsin.gov/covid-19/vaccine-data.htm
14

Vaccination Data- Muni: Percent of residents
who have received at least one dose: 49.8%
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Masking Guidance
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CDC Masking Guidance based on
Community Transmission

17

Vaccine Planning and
Distribution

18

Availability Locally
 Freeman Drug


Pfizer

 Walgreens


Moderna

 Allina


Note: There are supply issues nationally
with J&J of late. We are working with
WI DHS to get J&J from other states
redistributed to Wisconsin providers.

Moderna

 MHealth Fairview


Moderna

 Family Fresh


Rotates (as of 8.22, has Moderna and Pfizer)

 UWRF on-site clinics during Welcome Week


Moderna and J&J
19

3rd Doses and Boosters
 3rd doses






Approved August 2021 for select immunocompromising conditions.
All local clinics, Freeman Drug, Walgreens, Pierce County Public
Health offering.
Only for mRNA vaccines.
Should ideally be the same type as before, but not required.
Purpose is because proper immune response not developed with first
2 doses.

 Boosters






Will be available in late September.
mRNA vaccines only at this time. More data needed for J&J.
Will be timed 8 months after initial dose.
More details to come in next few weeks.
20

Why Boosters?
 Proactive approach
 Boosters are very common for other immunizations

21

Hot Topics
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Breakthrough Cases
 2.1% of Pierce County cases since January



Will likely increase as vaccinations and cases both increase.
Typically very mildly symptomatic or asymptomatic

 WI DHS data: https://www.dhs.wisconsin.gov/covid-

19/vaccine-status.htm
 KFF report: https://www.kff.org/policy-watch/covid-19vaccine-breakthrough-cases-data-from-the-states/



The rate of breakthrough cases reported among those fully
vaccinated is below 1% in all reporting states
The rates of death among fully vaccinated people with COVID-19
were even lower, effectively zero

 Vaccine is still highly effective against hospitalization

and death.
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Contact Tracing and Quarantine
 Vaccinated people
 Do not need to quarantine unless symptoms develop.
 Should mask for 14 days after exposure.
 Should consider getting tested 3-5 days after exposure.
 Unvaccinated people
 Need to quarantine for:
14 days (ideal)
 10 days, but should mask and symptom monitor until day 14
 7 days with a negative test on days 6 or 7, but should mask and
symptom monitor until day 14.




Can be vaccinated during exposure period as long as not
symptomatic.
24

Masking
 When can we stop masking?
 In most settings, vaccinated people can stop masking when
we’re in the CDC’s moderate community transmission level or
lower.
 Unvaccinated people will need to mask for a while longer than
that. At least until children 6+ can be vaccinated and US gains
control over the Delta variant.
 Why do vaccinated people need to mask?
 The Delta variant has changed the game. If you are one of the
unlucky, fully vaccinated people who contracts Delta, you can
spread it with similar efficiency as an unvaccinated person due
to a 10x higher viral load.
25

Masking (Continued)
 What type of mask should I wear?

26

CDC Guidance
What to Know and Do
August 17, 2021

Everyone Wears a Mask:
Fully vaccinated people should wear a mask
in public indoor settings if in an area of
substantial or high transmission
Unvaccinated people should wear a
mask regardless of transmission level.
This data is updated daily.
Please check the website:
covid.cdc.gov/covid-data-tracker/#county-view

Why
What this means
Transmission

Fully Vaccinated

Unvaccinated

High
Substanial
Moderate
Low
A person is fully vaccinated two weeks after receiving their last dose in the series. If you
do not meet this definition you should follow the unvaccinated guidance.

Fully vaccinated people
should mask when in
areas of substantial or
high community
transmission because no
vaccine is 100% effective,
and new data has shown
that fully vaccinated
people who become
infected with the Delta
variant can transmit it to
others.

Considerations for Masking:
Fully vaccinated people may choose to mask
regardless of the level of transmission,
especially if they or someone in their household
is immunocompromised or at increased risk for
severe disease, or if someone in their household
is unvaccinated.
8/17/2021

People who are at increased risk for
severe disease include older adults
and those who have certain medical
conditions, such as diabetes,
overweight or obesity, and heart
conditions.

Memo for
Items 3 &
8-10

TO:

Mayor and City Council

FROM:

Amy Peterson, Community Development Director

DATE:

August 24, 2021

TITLE:

River Falls Senior Living (700 S. Main Street) and Associated Approvals

RECOMMENDED ACTIONS
1. Agenda item 3. Approve Resolution Approving the Vacation (Discontinuance) of Portions of

E. Park Street and Sycamore Street Right-of-Way in the A. F. Hart’s Addition in the City of
River Falls
2. Agenda item 8. Approve Resolution Creating Tax Incremental District No. 18, Approving Its
Project Plan and Establishing Its Boundaries in the City of River Falls, Wisconsin
3. Agenda item 9. Approve Resolution Approving Specific Implementation Plan for 700 S.
Main Street
4. Agenda item 10. Approve Resolution Approving Developer’s Agreement for 700 S. Main
Street
Agenda item 7 - Resolution Approving Release of a Utility Easement located in Block 2 and 3 of
the A.F. Harts Addition (600 and 700 S. Main Street) is also associated with the 700 S. Main Street
River Falls Senior Living project but is presented to Council in a separate memo.
BACKGROUND
Staff has been working with Matt Frisbie since summer 2020 on a redevelopment concept for the
700 block of S. Main Street. The overall project requires multiple steps and approvals which are
detailed below.
1. General Development Plan (GDP) – Approved by Council on 6/22/21 and provides
additional background.
2. Specific Implementation Plan (SIP) – Approved by Plan Commission on 8/3/21.
3. Certified Survey Map – CSMs are approved by staff; this one has been reviewed and sent
back to the developer to correct a minor scrivener’s error.
4. Right-of-Way Vacation – E. Park Street and Sycamore Street are before you this evening.
Approved by Plan Commission on 8/3/21.
5. Additional ROW vacation on Sycamore will be presented at a later date, as adjacent
property negotiations are still occurring.
6. Developer’s Agreement – is before you this evening.
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7. TIF District Creation – is before you this evening. The Joint Review Board held its first
meeting and was approved by Plan Commission on 8/3/21. Final Joint Review Board
meeting is on 9/13/21.
PROJECT DESCRIPTION
Frisbie’s proposal is an 84‐unit senior and independent living facility with assisted living and
memory care. In addition, four 55+ independent living patio townhomes are proposed at 706
Sycamore Street. The main senior living building will consist of a variety of studio, 1, and 2‐
bedroom units. Common amenities include staff offices, conference rooms and work room, lobby
spaces, dining rooms, full commercial kitchen, fitness room, entertainment and gathering rooms,
medical consulting room, laundry rooms, beauty, spa room with therapy tub, and many support
spaces. Ebenezer Management Services will manage the community. The underground parking
structure will hold 50 parking stalls, maintenance rooms, and a resident storage area. In addition,
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 55+ independent living townhomes
will include two 2‐bedroom, one‐car garage units and two 3‐bedroom, two‐car garage units.
These residents may utilize services in the primary facility.
Per the request of the
City, and as a negotiated
requirement
of
the
planned TID, E. Park
Street will be realigned
to intersect with W. Park
Street. To accomplish
this, two homes at 660
and 684 S. Main Street
will be purchased and
demolished. In addition,
E. Park and Sycamore
Streets
will
be
reconstructed to city standards. These streets are currently narrow, rough gravel without curb,
gutter, lighting, or sidewalks. The new streets will be asphalt with sidewalk and include on-street
public parking. Other public improvements include a stormwater pond at the east end of E. Park
Street and elimination of existing curb cuts on S. Main Street, the improvements to existing
parking issues, and an alternative access to Associated Dentist from Park Street.
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Below is a table of obligations and benefits that have been negotiated to date:

Developer Obligations
Project Benefits
 Start on or before 9/15/21 and
 Senior housing products that aid in the
substantial completion by 12/31/22
fulfillment of the City’s housing needs
 Minimum guaranteed value of $15M
 Realign E. Park Street
 Design
and
construct
public
 Upgrade E. Park and Sycamore
improvements
Streets
 Provide better connections, parking
 Prepare CSM and easements
and stormwater improvements
City Obligations
 Increased development on the tax roll
 Create of TIF District
 Adjacent property upgrades
 Own and operate the public
stormwater facility for public streets
 Purchase 600 & 684 S. Main within 90
days of demolition
 Right of Way vacation

NOTIFICATION/COMMENTS
Letters were sent to adjacent property owners within 300 feet of the project in April alerting them
to the application for the General Development Plan and upcoming public hearings.
Additionally, the developer held a public meeting on site to discuss the project on June 9, 2021,
with approximately 15 people in attendance. Attendees were there to ask questions and learn
more about the development. Notifications per State Statute have been executed for the
discontinuance of public right-of-way. To date, staff has not received further comments.
APPROVALS REQUIRED
ROW Vacation
As mentioned above, a portion of E. Park and Sycamore Streets will be vacated, and new rightof-way dedicated via a certified survey map to realign E. Park Street with W. Park Street. The
area to be vacated is shown in crosshatched area (picture on next page). The new right of way for
Sycamore Street will measure 60’ instead of 66’ in width, which is standard for local streets. The
land to be vacated will be deeded to the abutting property owners, which in this case will be River
Falls QOZB LLC and will be used for building site for the senior living development.
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Negotiations with adjacent property
owners, specifically the Zeta Sigma
Chapter of Theta Chi Fraternity located
at 650 Sycamore Street, and the Bob
Worm property located at 664
Sycamore Street are on-going. Staff is
working toward further right-of-way
vacation of the northern portion of
Sycamore Street and will bring that
through at a later date if negotiations
are successful. This includes the area to
the north of East Park Street (yellow
highlight) that will be deeded to Best
Key Properties, LLC, owner of Lot 9 and
Lot 10. This pie shaped piece was
dedicated to the City in 2012 when the
plan for this area was to vacate E. Park
Street and create a cul-de-sac at
Sycamore. Now that a cul-de-sac is no
longer the preferred street pattern, this
pie-shaped piece is no longer needed
and can be returned to Beske (who was
the owner of the site back in 2012 when
the
cul-de-sac
was
initially
contemplated).
Approval of the Vacation of portions of

E. Park Street and Sycamore Street Right-of-Way in the A. F. Hart’s Addition is recommended by
staff.

Creation of Tax Increment District #18
This project will not happen, but for the use of tax increment financing to assist in funding the
project. A new blight tax increment district (TID 18) is therefore proposed. The proposed TID
encompasses approximately 3.24 acres and contains five parcels, three of which were formerly
owned by the McEwen family and served as their home for many decades. By 2017, the McEwen
family began the process of readying the property for future redevelopment by demolishing one
of the existing houses on the site (formerly at the southwest corner of the property) and vacating
the alley that was platted but never paved. The property changed hands since 2017 and it has
been marketed for redevelopment since that time.
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The TID will have a 27-year life with a
termination year of 2049. The TID will be
“pay as you go,” meaning the City will
not pay incentives up front but will
reimburse the developer after the project
has generated tax increment revenues.
The developer will guarantee a minimum
value of $15 million which is projected to
generate a minimum property tax
payment of $305,700 for 10 years after
which the City will receive 100% of the
increment revenue for project costs. This
value is not expected to decrease
following the 10-year guarantee period.
The City will continue to collect property
tax payment until the TID closes.
Projects anticipated for the area of the
proposed district include property
acquisition, street and alley construction
and maintenance, bridge maintenance,
intersection improvements, future park
and/or Kinni River Corridor Plan
projects,
and
bicycle/pedestrian
infrastructure. These projects are outside
of the district but are considered eligible because they are within one-half mile of the district
boundary. The estimated project costs for the district are $6,770,000, which includes two phases
starting in 2024. To support the project costs, the plan development assumptions are $8,039,910
in incremental value over the 27-year term of the district as summarized on page 23 of the project
plan.
The State of Wisconsin limits the amount of tax increment finance districts based on the 12%
equalized value test. Whereby the equalized value of the proposed district plus the value of
increment of all existing tax incremental distracts, does not exceed 12% of the total equalized
value of taxable property in the City. The valuation test compliance calculation is located on page
11 of the project plan and effectively shows that with this district creation the City will be well
under the 12% limit.
The creation of TID 18 was reviewed the by Plan Commission and approval was recommended
on August 3, 2021. The Joint Review Board held its first meeting on August 3, 2021, and will hold
a second meeting on September 13, 2021. Support of the attached resolution approving the project
plan and establishing the boundaries of tax increment district No.18 is recommended.
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Specific Implementation Plan (SIP)
City Council approved the GDP on June 22, 2021. In approving a GDP, criteria listed in 17.72.070
Municipal Code were considered: community benefits, character and intensity of land use,
potential impacts on schools, traffic and municipal services, preservation of open space, and
economic impacts. Consistency with the comprehensive plan and official map were also
considered. The applicant has now submitted a Specific Implementation Plan (SIP) that includes
detailed architectural, engineering, landscaping, and stormwater plans.
A Specific Implementation Plan (SIP) includes detailed construction and engineering plan and
schedules. This SIP will
include demolition of three
homes and two garages
located on three parcels
addressed 660 S Main, 684
S. Main and 702 S. Main
Street. The site plan
includes the re-alignment
of East Park Street and the
upgrading of Sycamore
Street. New alignment
from East Park Street to
Associated Dentist, with
their current southern
access to Main Street being
eliminated. One large
building developed for
senior living that will be
three stories tall along
South Main Street and a
one-story section to the
east for memory care.
Underground parking and
surface parking will be
provided along with a
pavilion and bocce ball
court. East of Sycamore Street two duplexes (4 units) will provide independent living
opportunities. Public site improvements include the re-alignment and upgrade of Park and
Sycamore Streets, public parking, and stormwater improvements, as well as improvements to
neighboring properties. New sidewalk will be installed on both sides of Sycamore and the south
side of East Park Street, as well as the north side of Broadway.
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Grading, Drainage, and Erosion Control Plans were all in order upon staff review of the SIP.
Electric utilities will be put underground along East Park Street and Sycamore Street. Planned
connections to water/sewer mains meet City standards. Lighting plans were submitted showing
minimal light seepage off the site. Plans discuss a monument sign; however, a sign permit will
need to be pulled when full sign plans are drafted. The landscape plan shows a diversity of
species and an abundance of plants/shrubs/trees to maintain adequate greenspace. Staff’s review
of the SIP contained minor notes and corrections, and staff is confident of the feasibility of the
plans.
Approval of the specific implementation plan (SIP) for the 700 S. Main project is recommended
by staff, contingent on development review approval by staff. The SIP was reviewed and
approved by Plan Commission on August 3, 2021.
Development Agreement
Approval of the enclosed development agreement with River Falls QOZB LLC is recommended
by staff. In preparation for this project, a development agreement has been drafted which outlines
the terms of the funding and responsibilities of the parties. Refer to the Project Description and
Creation of TID #18 sections, above, for details on the agreement.
CONCLUSION
Staff recommends approval of the following ordinance and resolutions, each related to the 700 S.
Main senior living development project:
1. Agenda item 3. Approve Resolution Approving the Vacation (Discontinuance) of Portions

of E. Park Street and Sycamore Street Right-of-Way in the A. F. Hart’s Addition in the
City of River Falls
2. Agenda item 8. Approve Resolution Creating Tax Incremental District No. 18,
Approving Its Project Plan and Establishing Its Boundaries in the City of River Falls,
Wisconsin
3. Agenda item 9. Approve Resolution Approving Specific Implementation Plan for 700 S.
Main Street
4. Agenda item 10. Approve Resolution Approving Developer’s Agreement for 700 S. Main
Street

.
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RESOLUTION NO.
RESOLUTION APPROVING THE VACATION (DISCONTINUANCE) OF PORTIONS OF
EAST PARK STREET AND SYCAMORE STREET RIGHT-OF-WAY IN THE A. F. HEART’S
ADDITION IN THE CITY OF RIVER FALLS
WHEREAS, the plat of the A. F. Hart’s Addition to the City of River Falls contains streets and alleys
that were dedicated to the City of River Falls through the platting process; and
WHEREAS, pursuant to §66.1003, Wis. Stats., the City Council has the authority to vacate right-of-way
after the introduction and passage of a resolution declaring that it is in the public interest to do so, and
the City Council passed said resolution as Resolution 6579 on June 22, 2021; and
WHEREAS, on August 3, 2021, the City Plan Commission approved a positive recommendation to City
Council to vacate the below stated right-of-way; and
WHEREAS, a public hearing was duly scheduled and held with proper notice having been given in
accordance with §66.1003(4)(b) Wis. Stats.
NOW, THEREFORE, BE IT RESOLVED, that in accord with §66.1003, Wis. Stats, the Council of the
City of River Falls does hereby go on record as releasing the below described dedication in favor of
the City and that the Mayor and Clerk shall execute a quit claim deed thereto in favor of the owner
record of adjoining property in said plat.
That part of East Park Street and Sycamore Street as dedicated to the public on the plat of A.F. HART'S
ADDITION TO RIVER FALLS described as follows:
A parcel of land located in part of the Southwest Quarter of the Southeast Quarter of Section 1,
Township 27 North, Range 19 West, City of River Falls, Pierce County, Wisconsin being part of East
Park Street and Sycamore Street as dedicated to the public on the plat of A.F. HART'S ADDITION TO
RIVER FALLS described as follows:
BEGINNING at the northwest corner of Lot 10, Block 3, A.F. HART'S ADDITION TO RIVER FALLS;
thence on an assumed bearing of South 89 degrees 53 minutes 22 seconds East along the north line of
said Block 3, also being the south line of East Park Street, a distance of 286.45 feet to a point 6.00 feet
east of the northeast corner of Lot 1, said Block 3 on the easterly extension of the north line of said
Block 3; thence North 00 degrees 46 minutes 17 seconds East a distance of 3.00 feet; thence North 89
degrees 53 minutes 22 seconds West a distance of 104.83 feet; thence northwesterly 121.70 feet along
a tangential curve concave to the northeast having a radius of 105.00 feet, a central angle of 66 degrees
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24 minutes 24 seconds and a chord that bears North 56 degrees 41 minutes 11 seconds West for 115.00
feet to the south line of Lot 6, Block 2, A.F. HART'S ADDITION TO RIVER FALLS, also being the
north line of said East Park Street; thence North 89 degrees 52 minutes 20 seconds West along said
north line a distance of 84.74 feet to the southwest corner of said Lot 6, Block 2; thence South 00 degrees
43 minutes 05 seconds West a distance of 66.00 feet to the POINT OF BEGINNING.
TOGETHER WITH
A parcel of land located in part of the Southwest Quarter of the Southeast Quarter of Section 1,
Township 27 North, Range 19 West, City of River Falls, Pierce County, Wisconsin being the west 6.00
feet of Sycamore Street lying north of the easterly extension of the south line of Block 3, A.F. HART'S
ADDITION TO RIVER FALLS and south of the easterly extension of the north line of said Block 3.
BE IT FURTHER RESOLVED that the City of River Falls retains a permanent and perpetual easement
for any and all public utilities and construction and maintenance of said utilities, that may not exist or
be hereafter constructed on said vacated property.
BE IT FURTHER RESOLVED that a certified copy of this resolution be recorded as evidence of the
City’s action.
Dated this 24th day of August 2021.
CITY OF RIVER FALLS

Dan Toland, Mayor
ATTEST:

Amy White, City Clerk

-2-
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4A
222 Lewis Street
River Falls, WI 54022

Phone 715-425-0900
Fax 715-425-0915

PARKS AND RECREATION ADVISORY BOARD MINUTES
Wednesday, July 20, 2021 at 5:15 p.m.
Glover Schoolhouse-DeSanctis Park
Members Present: Patricia LaRue (Chair), Sean Downing (Council Rep), Brandon Dobbertin,
Brenda Gaulke, and Melissa Pedrini.
Members Absent: Matt Janquart.
Staff Present:
Cindi Danke-Recreation Coordinator; Mike Stifter-Public Works Director;
Amy Peterson-Community Development Director; Brenda RundleRecreation Assistant.
Others Present:
Ben Fochs-local citizen; Andrew Reese-River Falls Disc Golf Club; Heidi
Heinze-Historic Preservation Commission; Jonas Selb-Boy Scout
CALL TO ORDER
Meeting convened at 5:15 p.m.
APPROVAL OF MINUTES
MSC Pedrini/Dobbertin to approve the minutes of the May 19, 2021 Recreation Advisory
Board Meeting as amended. Carried 5-0.
PUBLIC COMMENTS
None.
ACTION ITEMS
None.
DISCUSSION ITEMS
Boy Scout Jonas Selb shared his idea to build a kiosk for the dog park as his Eagle project. He
showed a simple sketch, and Park Board encouraged him to move forward with his planning
and visit Park Board again next month with a drawing and map, list of materials, prices, and
fundraising ideas for a vote on a final motion to approve his plan.
Heidi Heinze of the Historic Preservation Commission (HPC) shared plans to replace the old
brown Cascade Mill sign that is currently located near the Swinging Bridge with a new sign
between the pool and swinging bridge, where there is currently a bench under a light. The
bench would be moved to the other side of the path. She shared a draft of the information. This
might be the first of a few new historic signs around town. It would be 6’ or 7’ long and about 3’
deep, with photos and captions plus a general narrative. They would like to get it done this
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year. Park Board would like to see a final draft and layout with photos before HPC places the
order.
Glover School house renovations are in progress and should be done by the end of 2021. School
kids should be able to use it for activities beginning in spring of 2022. Historical photos may be
considered for the interior walls.
HPC believes the Foster Cemetery and lime kilns may potentially be eligible for the national
register of historic places. They are hoping to have a state historic preservation officer evaluate
certain local homes this fall and would like to have the officer check Foster Cemetery and the
lime kilns as well.
The historic photos for the Glen Park Pavilion exterior are currently in production.
Amy Peterson shared that the WI DNR approved disc golf at Sterling Ponds mound. It needs to
go to Plan Commission in September to find out about conservancy, then on to City Council.
The City will need a Memorandum of Understanding (MoU) between the City and the disc golf
group, similar to what the City has with Kinni Off Road Cyclists (KORC). In the CIP, the project is
approved with funding coming from the group. Reese said the intention is that the disc golf
group would handle maintenance for at least the first five years. The disc golf group may have
some future large tournaments and fundraisers to pay for improvements.
Amy Peterson also updated Park Board about the RFP for a Comprehensive Plan, a Bike and
Pedestrian Plan, and an Outdoor Recreation Plan. Proposals are due at the end of July. A
committee will review proposals in August. The top two will be interviewed and recommended
to City Council.
Mike Stifter updated Park Board about Capital Improvement Plan (CIP) projects. He shared a list
of possible projects and dollar amounts budgeted for 2022-2026. Park Board should share any
thoughts before this goes to City Council for final approval this fall.
CALENDAR
The next Parks and Recreation Advisory Board meeting will be August 18, 2021.
ADJOURNMENT
MSC Dobbertin/Gaulke to adjourn the meeting at 6:35 p.m.
Respectfully submitted,

Brenda Rundle
Recreation Assistant
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Minutes of the Regular Meeting of the River Falls Housing Authority July 14, 2021, Chair Todd Bierstadt
called the meeting to order at 6:30.
Present: Todd Bjerstedt, Nick Carow, Matt Fitzgerald, Jacqueline Niccum, Amy Peterson
Absent: None
Also Present: Peggy Chukel-Interim Director
Minutes: M/S/C Fitzgerald/Peterson to approve minutes of June 09, 2021.
There were no tenant comments.

4B

Discussion Items:
1. Board members again discussed the feasibility/necessity of the various options presented by RAPP
group, the amount/types of new housing currently underway, and how The City & RFHA would mesh
their functions. Amy Peterson will send the Final Report from Rapp group to board members. The board
members will discuss further, present the Rapp Group findings to the City Council on August 9th, and
hope to reach a decision by the August meeting.
2.

2 over budget items were noted on the Budget Report. Chukel will review the over budget items before
the year-end financials are finalized.

3.

Chukel presented the need for a part time “compliance officer” of sorts. Board member supported the
idea. Chukel will discuss details with PMs and present a job description to the board.

ACTION ITEMS
1. M/S/C Carow/Peterson to approve Amenities Policy, Reasonable Accommodations Policy, Auditor
Policy Packet, and Van Use Policy
2. M/S/C-Carow/Niccum: Review and Approve Payment of Bills and Budget Report.
3. Walk through Edgewater, Riverview Manor & Briarwood: Tabled for another time when vacant units
are available to tour.
REPORTS
1. Rock the Block: Chukel updated board on various donations already received, and list of items The City
may be able to contribute.
2. Vacancy and Re-rental Report: Chukel reported that there are only three vacancies at this time.
ADJOURN - MSC: Peterson/Bjerstedt
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4C
CITY OF RIVER FALLS WISCONSIN
UTILITY ADVISORY BOARD
MEETING MINUTES
JULY 19, 2021
The meeting was called to order by Utility Advisory Board Chair Patrick Richter at 7 p.m.
Utility Advisory Board Present: Matt Berning, Scott Morrissette, Patrick Richter, Mark Spafford, Tim
Thum, Kellen Wells-Mangold and Mark Wespetal
Staff Present: Utility Director Kevin Westhuis; Electric Superintendent Wayne Siverling; Accounting
Manager Tracy Biederman; WPPI Energy Service Representative Mike Hodges; Assistant to the City
Administrator Brandt Johnson; Utility Administrative Assistant Lanae Nelson; and IT Tech Assistant
Jaden Barnes
Approval of Minutes:
Meeting Minutes: 06-21-2021
MSC Berning/Morrissette approve minutes. Unanimous.
PUBLIC COMMENTS:
Chair Richter opened the floor for comments.
Patricia LaRue, 489 Marcella Court spoke on the history of the license and relicensing process of the
hydroelectric dam project.
Benjamin Fochs, 2529 Powell Avenue spoke on the future use of the old Power Plant building.
CONSENT AGENDA:
Acknowledgment of the following minutes:
West Central Wisconsin Biosolids Facility Commission: 05-20-2021
MSC Wells-Mangold/Thum approve minutes. Unanimous.
REPORTS:
Finance Quarterly Report
Utility Director Kevin Westhuis introduced Accounting Manager Tracy Biederman who presented the
Finance Quarterly Report that was included in the packet. Biederman reviewed the mid-year revenues in
the electric, water, sewer, and stormwater funds. She gave a presentation on the utilities overall financial
summary, the utility enterprise funds revenue and expense overview, accounts receivable, cash &
investments, accounts outstanding more than 31 days and the effects of the weather with the utilities.
There was further discussion on the efforts of the Customer Service team working with delinquent utility
customers accounts and payment arrangements.
Utility Dashboards
The 2021 June utility dashboards were included in the packet. Westhuis reviewed the Electric AMI has
completed 50% installations. 18 months is the projection for completing the Electric AMI installations.
WPPI Energy has an outage map program that RFMU is looking to incorporate on the City’s website
when it is available.
Monthly Report
The 2021 June monthly utility reports were in the packet. Westhuis and Spafford reviewed the electronic
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bill payment coding process and the manual work that the customer service department assisted customers
in correcting an electronic coding error. Thum, Morrissette and Westhuis spoke on the current drought
and hydrant flushing being postponed until late fall. Westhuis said Conservation and Efficiency
Coordinator and City Forester Mike Noreen has spoken to customers on watering young boulevard trees
in the right-of-way. Westhuis reviewed the green energy block program going from $3 to $2, the
Customer Service team signing up customers and currently RFMU has a 13% customer participation.
Hydroelectric Relicensing Update Report
Kleinschmidt Associates Senior Licensing Coordinator Lesley Brotkowski presented the Hydroelectric
Relicensing Update Report that was included in the packet. Brotkowski and Westhuis reviewed updates
on Powell Falls and Junction Falls, gave a brief overview on the Powell Falls 2020 flood and changes
with the Federal Energy Regulatory Commission (FERC) process. They reviewed the March 2021
Resolution No. 6558 of keeping the Powell Falls impoundment drawn down in the current state, fixing
the sluice gate and removal of the turbine. They discussed the FERC amendment application process,
hydraulic capacity improvements and stability improvements.
They reviewed the schedule of Power Falls lakebed seeding, drafted amendment application that was
distributed on May 5, 2021, and the final FERC amendment application on July 9, 2021. They discussed
the Wisconsin Department of Natural Resources (WDNR) and the United States Army Corps of
Engineers (USACE) permit applications that will be submitted for an access road construction and
sediment management after the FERC amendment is approved.
Westhuis showed a comparison of Lake Louise in two pictures from July 4, 2020, and July 3, 2021. The
2020 picture was prior to the drawdown. The 2021 picture was after the drawdown and showed
vegetation in the area and the river taking shape. There was further discussion from the board on the
sediment, weather, and vegetation in the area. Spafford spoke on his concern for bounce and asked if it
would need to wait for the amendment to be signed before starting. Westhuis reviewed FERC would be
able to give the go ahead before it is signed. Wespetal and Westhuis talked about dam removal.
Brotkowski reviewed Junction Falls final file license application is due in August 2021. The license
application draft was disturbed April 2, 2021. Currently the draft license application comments are in the
reviewing and addressing stage. The final license application is to be filed on or before August 31, 2021.
Brotkowski, Westhuis and the board discussed possible concerns for potential debris blockage of the trash
gate, whose responsibility it is to move it and the process of the drawdown.
Wells-Mangold and Westhuis discussed dam removal cost and the COVID-19 pandemic. Westhuis
reviewed that Assistant to the City Administrator Brandt Johnson and himself did estimate a cost increase
on the project. The whole project is between 2.9 million to 3.3 million. Wells-Mangold expressed
concerns of limited fundraising and contributions from stakeholders.
Westhuis mentioned that Brotkowski is now working for Kleinschmidt Associates, the City’s contract is
still with TRC Solutions and that she is a subcontractor to TRC Solutions.
ANNOUNCEMENTS
Morrissette spoke on the four districts upcoming Mayor Toland’s Cookout Conversations. The first one
is July 22 from 6-7:30 p.m. at the Highview Meadows Park.
ADJOURNMENT:
MSC Wells-Mangold/Thum to adjourn. Unanimous.
UAB Chair Richter announced meeting adjourned at 8:10 p.m.
Reported by: Utility Administrative Assistant Lanae Nelson
_____________________________________________________
Lanae Nelson, Utility Administrative Assistant
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West Central Wisconsin Biosolids Facility
Commission Meeting
June 24th, 2021

4D

Meeting was called to order by Gary Newton at 8:32 am. Meeting was alternatively held via Go to
Meeting.
Board members present: Gary Newton, Greg Engeset, John Bond, Steve Skinner and Ron Groth.
Others present: Randy Lindquist, Joe Intihar, Dennis Eaton, Rick Caruso, Jeremy Wood, Ben Heidemann
and Brad Hanson.
Consent Agenda
1. Approval of bills – Motion made and passed to approve bills and payroll in the amount of
$191,65.08 M/S Greg/Steve
2. Approval of May minutes – Motion made and passed to approve May 20th minutes. M/S
Steve/Greg
Reports
3. Financial report – Randy gave the financial report. Revenues exceed expenses by approximately
$188,595 for the year. Money market replacement fund is at $1,708,025.88. Motion made and
passed to approve the financial report. M/S Ron/Steve
4. Facility report – Randy gave the facility report. Gallons are up 11% and pounds are up 14%
compared to last year during the same time frame. Waiting for injection parts for the
permanganate feed. Truck scale is nearing the end of its useful life along with the support
beams and floor anchors. 4 poppet valves are being replaced as part of the Bioset project.
Centrisys VFD faulted again, insulation rubbed off wires due to vibration. Start up for the new
wet air scrubber panel was on June 10th. It has become an issue to get polymer. Staff have been
using different available products to get by, but they have not worked as well. Hawkins was
onsite to do some jar testing in hopes of providing another source for polymer. Lime silo #2
sprung a leak and was temporarily welded. The air conditioner in the control room failed a new
one is on order. Quality flow provided a price for new hatch covers; Randy is checking on
additional quotes.
Old Business Items
5. Watermain project update/discussion – Staab had quoted a price for the water line replacement
of $22,000 to install stainless steel. Spring lake provided a quote of $14,830 to provide
uncoated ductile piping. Crane engineering provide a quote of $15,278 to install epoxy primed
ductile. It was decided to stay with Staab and installation of stainless pipe because of the
corrosion potential in the area being installed.
6. Centrate quality and testing – BOD has stabilized around 2500 mg/l. A filtration apparatus and
pads have been purchased for taking samples to be tested at a commercial lab.
7. Member transportation billing options – Discussion on billing transportation by number of loads
or by gallons hauled.
8. Web site update – Randy is looking to get some additional help setting up the facility website.

42

New Business
9. Travel Centers of America contract renewal – discussion on correspondence with our attorney
regarding the contract.
10. WEFTEC attendance – Discussion was held on attending the conference in Chicago. At this time
there wasn’t much interested.
11. Member facility planning meeting – Discussion was held on having a meeting to bring member
communities together for a discussion on implementation of the facility plan. Topics covered
would include project breakdown and timeline, costs, future needs, and an analysis of funding
options. It was decided to hold the meeting on August 18th at the Phoenix in Baldwin.
12. 2020 CMAR Resolution 2021-02 – Motion made and passed to approve resolution authorizing
submittal of the 2020 CMAR to the Wisconsin Department of Natural Resources. M/S Greg/Ron

Miscellaneous
13. Communications and future agenda items – WPDES permit renewal is in progress.
Adjournment
14. Motion made and passed to adjourn the meeting at 10:30 a.m. M/S Steve/Ron
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River Falls Public Library Minutes
Monday, June 7,2021
Present: President Rebecca Ferguson, Vice President Jean Ritzinger, Kari Heinselman,
Mike Metro, Wayne Roen, Whitney Rudesill, Joyce Breen, Ruth Kuss (by phone), Library Director, Tanya Misselt.
1. Call to Order: The meeting was called to order by President Ferguson at 6:30 pm.
2. Quorum: A quorum was established.
3. Open Meeting Law: Director Misselt confirmed the meeting was properly noticed.
4. Agenda: A motion to approve by Joyce Breen, seconded by Whitney Rudesill. Motion
carried.
5. Minutes: Motion to accept the minutes by Kari Heinselman, seconded by Joyce Breen.
Motion carried.
6. Action Items:
a) A motion was made by Joyce Breen to accept the April 2021 Bill registry. Kari
Heinselman seconded. Motion carried. ($18,683.21)
b) A motion was made by Ruth Kuss to accept the May 2021 Bill Registry. Jean Ritzinger seconded. Motion carried. ($13,040.17)
c) A motion was made by Jean Ritzinger to approve the amended Smoking, E-Cigarette
and Tobacco Policy. Rebecca Ferguson seconded. Motion carried.
7. Closed Session: A motion was made by Mike Metro and seconded by Joyce Breen to
move to closed session per Wisconsin State Statures 19.85) for the purpose of considering performance evaluation data of any public employee over which the governmental
body has justification or exercises responsibility . Roll was called. Motion carried
8.A motion was made by Jean Ritzinger, seconded by Wayne Roen to reconvene. Roll
was called to reconvene. Motion carried.
9. A motion was made by Joyce Breen, to increase Director Misselt’s salary by 2.4%
raise of 2.4% in keeping with city policies to bring certain staff closer to the standard
used for city employees. Seconded by Whitney Rudesill. Motion carried.
10. Adjournment: A motion was made by Kari Heinselman to adjourn the meeting.
Joyce Breen seconded. Motion carried. Meeting adjourned at 7:45 pm
Respectfully submitted, Jean Ritzinger, acting secretary
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Community Development Department

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

MINUTES
PLAN COMMISSION
JULY 6, 2021 AT 6:30 P.M.
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, Brandt Johnson, Jon Smits
David and Karin Meyer, N847710 60th St.
Eric Johnson, on behalf of T.W. Equities, LLC

CALL TO ORDER
Meeting convened at 6:30 p.m.
APPROVAL OF MINUTES
M/Moody, S/Odeen to approve minutes. Motion carried 7-0.
PUBLIC COMMENTS
None.
PUBLIC HEARING
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
Mayor Toland opened the public hearing. Amy Peterson gave a presentation about special sign permits
and the application from T.W. Equities, LLC (TW) . The sign in question faces north/east towards Winfield
United (Winfield). It is over 600 ft. from the nearest homes. As part of the development approval process,
a sign plan was submitted with the architectural and civil plans and when building construction started
the stone columns for the sign were built, but a sign face had not been installed for a number of years.
Peterson reported that in early February 2021, staff observed that electronic panels were installed on
the monument sign face. That addition is not what was approved on plan submission, and it is not in
compliance with the City’s sign ordinance as electronic signs are not permitted in industrial zoning
districts. Staff brought the compliance issue to the attention of the applicant via letter on February 11,
2021.
Peterson said that the 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
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2. Request a variance from the Economic Development Corporation (EDC/ARC) and a special sign
permit from the Plan Commission so that the electronic sign may remain (which the applicant
opted for)
Peterson said the EDC/ARC 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
The sign must be maintained

Peterson went over the review criteria with the Plan Commission and provided considerations from staff
that included the intent of the sign ordinance, the dated nature of the City’s code regarding sign
technology, and the precedent setting implications. Peterson said that under further analysis and in
talking with the applicant, the conditions in the resolution pose challenges to the sign as currently
installed. An alternative resolution was also provided to the Plan Commission
Peterson reported the architectural design review committee approved a modified sign with some
conditions attached. Peterson went over the review criteria for the special sign permit and the resolution
pertaining to special sign permits. Peterson went over some of the considerations with the Commission
regarding the special sign permit that TW is applying for. The approach for the conditions in the alternate
resolution take into consideration the municipal code, the conditions on the University of WisconsinRiver Falls (UWRF) sign, and also the sign that has already been installed. Peterson went over the
alternative resolution with Council that included conditions such as the signs operational hours, what the
sign must be equipped with, prohibitions on full motion videos, etc.
Peterson concluded the presentation and the Mayor asked for public comments. Eric Johnson on behalf
of TW came up and voiced his support of the resolution. Eric Johnson mentioned that the sign in question
would generally only apply to those that use Casey Street to get into TW.
Chris Holtkamp asked why TW installed the sign without approval and Peterson mentioned that the
permit was included in the original developer’s agreement. Eric Johnson replied that he did not know
what happened between the time when the permit was obtained and when the decision was made to
go with an electronic sign.
Patricia LaRue thanked TW for being in River Falls and mentioned that six seconds for reading the signs
is too fast for people to read.
Mayor Toland closed the public hearing and opened the Commission discussion.
Diane Odeen said that she appreciated learning how UWRF’s sign on south Main came to be and that
staff were looking to create a sense of consistency with the sign ordinance and future sign applicants.
Lisa Moody asked if companies/organizations could put on their sign’s things like “Happy 4th of July”,
happy birthday to a particular person, etc. and asked what the status is for the Walgreens, American
Legion, and Library signs. wo questions pertaining to question about anecdotal signs. Moody question
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about Walgreens, American Legion sign, Library sign. Peterson talked about the sign ordinance that
includes provisions for reader boards, stipulating red and white font, and full color messages on signs.
Odeen talked about commercialization of messages on signage.
LaRue talked about I-1 sign differentiation and Business zoned sign differences and that she can see many
people wanting these types of signs. She likes the original proposal but not the hour aspect. Five minutes
would be good for her.
Craig Hofland mentioned that he thinks the current sign ordinance is antiquated and that the City should
update it to reflect modern day applications and consistency throughout the City. Hofland asked what
precedence this would set if the Commission approved this special sign permit. Peterson gave a brief
history of the recent electronic signs organizations were submitting to the City and that this special sign
permit would be a shift if approved.
Mayor Toland mentioned consistency being important when approving signs. Odeen also agreed with
Mayor Toland about updating the code to reflect consistency.
Hofland asked if other businesses have inquired about electronic signs. Peterson responded that there
have been businesses in the past that have asked.
Moody commented on the UWRF sign and how there were some compromises made between the City
and university. Chris Holtkamp commented about Comprehensive Plan update and how that will be a
good time to talk with the community about signs in the City.
LaRue asked Peterson how much this special sign permit cost TW and Peterson said it was $1,200. LaRue
commented to Eric Johnson about six seconds for each message on the sign and that it is too fast which
Eric responded that the minimum that the sign is at now is between 15-30 seconds but will reiterate to
his supervisors that it should be longer than six seconds.
Holtkamp asked about RFEDC and if they were ok with this sign as it could set a precedence and Peterson
said RFEDC probably won’t have a problem with the electronic sign.
M/Odeen, S/Moody to approve a special sign permit for an electronic reader board sign in the I-1
Industrial zoning district at 3329 Casey Street. Motion caried 7-0.
ORDINANCES AND RESOLUTIONS
Resolution to approve a certified survey map variance in the extraterritorial subdivision jurisdiction in
the Town of Clifton for David and Karen Meyer
Peterson gave a presentation about David and Karen Meyer’s property within the extraterritorial
subdivision jurisdiction (ETJ), and the proposed lot seeking to be created. Peterson mentioned that the
applicants first applied in 2019 for a variance and provided a history of the Meyers application. Peterson
talked about the options staff presented to the Meyers in which they choose to apply for a variance for
the CSM as drafted.
Peterson said staff recommends the approval of the variance and that this variance is not precedent
setting as this is a one off approval of the variance based off unique conditions.
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Moody asked if the ETJ ordinance was amended specifically for the Meyers. Odeen said that it was
amended to comply with state law.
Holtkamp mentioned there was a good faith effort made between the City and the Meyers regarding this
variance.
M/Holtkamp, S/Moody to recommend approval of a resolution to approve a certified survey map
variance in the extraterritorial subdivision jurisdiction in the Town of Clifton. Motion carried 7-0.
REPORTS/DIALOGUE
Director’s Report
Peterson provided a director’s report that included the Comp Plan RFP process, the inclusion of 700 S.
Main, TID 18, and ROW vacation at the next Plan Commission meeting, SUP considerations being sent
back to the Plan Commission and a staffing update.
Holtkamp said he appreciated that the RFP was only digital and appreciated that it was done that way.
ADJOURNMENT
Moody made a motion to adjourn at 7:12 p.m.
M/Moody, S/Holtkamp; motion carried 7-0
Respectfully submitted,

Brandt Johnson, assistant to the city
administrator
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City of River Falls Business Improvement District
MINUTES
July 13, 2021 at 8:30 a.m.
Foster Conference Room – City Hall
222 Lewis Street River Falls, WI 54022

4G

CALL TO ORDER– Joleen Larson called the meeting to order at 8:37 a.m.
Members present: Joleen Larson, Mike Miller, Heidi Hanson, Kerri Olson, Terry McKay
Members Absent: Mike Pepin, Russ Korpela, Amy Halvorson
Others present: Ben Plunkett, Brandt Johnson
Agenda/Meeting Minutes
Minutes from 5-11-2021 were reviewed. M/S Miller/McKay to approve minutes. Unanimous.
Financials
Kerri Olson said that they have been paying the flower bills and the mural has been paid. Joleen Larson said
that the mural repair has been paid for and services to fix it are underway.
Flower update
Larson said flowers have been planted, hung, and are being maintained. Larson said they are trying to keep a
better eye on the plants this year but it has been hard with the dry weather this year. Larson said the 2nd St.
gardens are looking good. Ben Plunkett asked if it was possible to track what the gift cards were spent on once
they were distributed, and Larson said they did not have a way to track it.
BID communication with several potential projects – Fox Den
Larson said she has been in touch with several businesses about spots that are open on Main St. Larson said the
owners of Fox Den have purchased Bobby’s building and they potentially might want a sign.
Next Meeting
The next meeting will be held August 10, 2021.
ADJOURNMENT
M/S Miller/Hanson to adjourn; unanimous vote at 8:48 a.m.

BID Board Chair:
BID Staff:

Joleen Larson
Sam Wessel, AICP
Brandt Johnson

715-426-7776
715-426-3424
715-426-3441

joleenlarson@hotmail.com
swessel@rfcity.org
bajohnson@rfcity.org
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Community Development Department

4H

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

MINUTES
HISTORIC PRESERVATION COMMISSION
JULY 14, 2021 at 6:00 pm
CITY HALL TRAINING ROOM
HPC Members Present: Jayne Hoffman, Heidi Heinze, Mark Anderson, Pam Friede, Julie Huebel, Ben
Plunkett
HPC Members Absent: Denton Anderson
Staff Present:
Brandt Johnson
Others Present:
Ben Fochs
CALL TO ORDER
Meeting convened at 6:03 p.m.
HPC MEMBER VOLUNTEER HOUR REPORT
3 hours – Hoffman assisted with research towards the property at 700 S. Main.
1 hour – Plunkett met with Ben Fochs to get community input on the power plant.
APPROVAL OF MINUTES OF JUNE 9, 2021
M/Hoffman, S/Plunkett – motion carried 6-0
APPROVAL OF MINUTES OF JUNE 16, 2021
Heinze requested revisions to the minutes from the June 16, 2021 meeting.
The first requested revision was on page 1, first paragraph under the power plant discussion item,
“Simply stated, the building is not safe for people to be in.” to be changed to “Access is restricted to
qualified personnel.”
The second requested revision was on page 1, second paragraph under the power plant discussion item,
“this is direction from the City Administrator and has not been written down.” to be changed to “this is
direction from the City Administrator and is not official policy.”
The third requested revision was on page 2, fourth paragraph under the power plant discussion item,
“The intent of the MOU was to have avoid confrontation between HPC and City Council.” This sentence
was requested to be taken out. The group discussed if this was indeed said or conveyed by Scot at the
meeting that night. It was determined that Scot did not say or meant to convey it in this manner as the
minutes reflected.
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M/Friede, S/M. Anderson – motion carried 6-0
PUBLIC COMMENTS
Ben Fochs said it is a little disturbing that the City is spending money to put art murals on the old power
plant and spending money on the substation panels. The utility has not spent money on removing trash
from the building and that the new building has no future use on the site.
Heinze talked about their logo being used on apparel and what their budget for apparel was.
The group wanted to thank Brandy Howe for her time and service with the Historic Preservation
Commission
DISCUSSION ITEMS
1. Power Plant
Heinze asked the group if they wanted to go with landmarking the power plant or amend the MOU
to take out the landmarking language. Maybe there is a desire to modify the MOU to essentially
take out the 2nd page of the MOU which discusses the landmarking of the power plant. Friede said
she wants to keep the landmarking language in the draft MOU. Huebel asked if the power plant
qualifies for the landmarking and Heinze explained that it does and went over the qualifications and
requirements for a building to be nominated for landmarking.
Hoffman wanted to clarify what Scot said at the June 16, 2021 meeting and if the group goes
through with a landmark nomination then an MOU would not be done which Heinze said was
correct. Huebel said she recalled that there were some suggestions to include in the MOU from Scot
that were interesting.
Mark Anderson said that having an MOU with the City would mean that the HPC would be more
involved in the process if the City decided to do something with the power plant. The MOU could
also address other issues that may come up and would again provide the HPC a spot at the table to
discuss the future of the power plant.
Plunkett asked what the value of the power plant would be if the HPC garnered support from other
groups to see if it could be landmarked. Plunkett also mentioned that it might be helpful to have
conversations with what the goals might be from having an MOU, what to do with the site as there
might be some time for the group to set a vision for the site to meet the goals expressed. It may be
helpful for the group to have a larger discussion about what that site might look like 10-20 years
down the road and the impact it could have on the City as a whole.
Brandt Johnson relayed to the group that he was told by Amy Peterson that they were received two
inquiries to redevelop the power plant site and that those developers were turned down because of
staffing issues in the Community Development department. The group had a conversation about
how future inquiries for the property could be known to the commission. Plunkett said that he could
talk to Scot at his next one on one meeting about it.
The group discussed about revamping and discussing the MOU for the next meeting in Aug.
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2. WHS CLG Grant
Heinze said the group is going to ask Jason to come to River Falls. Brandt will check to see if they can
pay him to come out since they feel it is important for him to come up instead of being here
virtually.
3. The Glen interpretive sign
Mark Anderson showed the group potential designs of the interpretive sign.
The group talked about bringing discussion of this to the park advisory board at their next meeting.
CALENDAR
Next Historic Preservation Commission meeting Aug. 11, 2021.
ADJOURNMENT
Heinze called for adjournment at approximately 7:18 P.M.
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MEMORANDUM
TO:

Mayor Toland and City Council

FROM:

Amy White, Administrative Services Manager/City Clerk

DATE:

August 24, 2021

TITLE:
Resolution Applying for Exemption from County Library Tax
_____________________________________________________________________________________
RECOMMENDED ACTION
Approve resolution applying for exemption from the county library tax for properties in the
City of River Falls. The exemption is allowed if the local tax contribution is higher than the
amount that would be calculated by the county.
BACKGROUND
Counties in the State of Wisconsin levy a tax in support of public libraries. Municipalities that
support a public library with local tax dollars are allowed to exempt themselves from the
county library levy, as per Section 43.64(2)(b) of the Wisconsin State Statutes, providing they
meet the fiscal requirements as set out by the formula in the statute. The City meets this
requirement.
DISCUSSION
In order to process the exemption request, the counties are requesting that the governing body
approve a resolution. The 2021 City library levy is anticipated at $855,000 and exceeds the
minimum amount of $111,890 to meet the exemption test.
2020 Equalized
Value of Property

2020 value of
communities
that are
exempted from
2020 county
library tax

2020 equalized
value tax for
2020 county
library service

$11,199,079,100

$7,055,144,600 $4,147,934,500

2021 county
appropriation
for library
services

County
library tax
levy for
2021

2021 equalized
value of
municipality

Minimum
2022
appropriation
to exempt
from county
library tax

2021 resolution
to meet or
exceed
minimum
appropriation

$1,096,258

0.0002645

$422,951,300

$111,890

$855,000

CONCLUSION
Approval of the resolution is recommended to be forwarded to Pierce and St. Croix counties in
compliance with statute.
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RESOLUTION NO.
REQUESTING APPLICATION FOR EXEMPTION FROM
COUNTY LIBRARY TAX
WHEREAS, the County Boards for both Pierce and St. Croix Counties levy a county library tax; and
WHEREAS, Section 43.64(2)(b) of the Wisconsin Statutes provides that any city, town, or village which levies a
tax for public library service and appropriates and expends for a library fund as defined by section 43.52(1) of
the Wisconsin Statutes during the year for which the county tax levy is made a sum at least equal to the county
tax rate in the prior year multiplied by the equalized valuation of the property in the city, town or village for
the current year is exempt from the county library tax; and
WHEREAS, the City of River Falls will, in 2022, appropriate and expend an amount in excess of that calculated
above.
NOW THEREFORE, BE IT RESOLVED that the City of River Falls hereby requests of the Pierce and St. Croix
County Board of Supervisors that City of River Falls be exempted from the payment of any county tax for the
support of the public library service as provided in Section 43.64(2) of the Wisconsin Statutes.
BE IT FURTHER RESOLVED that copies of this resolution be forwarded by the City Clerk to the following
parties:
Pierce County – County Clerk
414 W. Main Street, PO Box 119
Ellsworth, WI 54011

St. Croix County – County Clerk
1101 Carmichael Road
Hudson, WI 54016

Dated this 24th day of August, 2021.

Dan Toland, Mayor
ATTEST:

Amy White, City Clerk

54

6
MEMORANDUM
TO:

Mayor and City Council

FROM:

Jason Stroud, Assistant City Administrator

DATE:

August 24, 2021

TITLE:

2022-2026 Capital Improvement Plan

INTRODUCTION
Staff is presenting the final 2022-2026 Capital Improvement Plan (CIP), including the Vehicle
Replacement Plan, for review and approval by the City Council. The complete plan documents
can be found here. The CIP contains both projects that are either in development at this time or
planned to be implemented within the next five years. Projects included in the CIP are subject to
the City’s purchasing policy, and could be changed by Council reconsideration or direction,
availability of funding and ability to manage project.
BACKGROUND
The five-year Capital Improvement Plan is updated biennially, along with the two-year budget
preparation. On July 13, 2021, staff presented Council with the draft CIP. The plan included
projects recommended as needed by department managers and supported by the City
Administrator as relevant to the City’s ongoing operations. One additional project has been
added since this workshop and that is a Library Facility & Space needs assessment which is to be
funded solely from donations. In addition, a project to acquire property at 660 & 684 S. Main St.
was included in the draft presented at the workshop, this project has been removed from this CIP
since it will likely be acted on in 2021.
DISCUSSION
The CIP is integrated with the City’s long range fiscal plan and is prepared in coordination with
approved financial policies. Although not fundable every year, having a goal of five percent of
the annual property tax levy dedicated to the preservation of the City’s infrastructure keeps the
City’s facilities, parks, and streets in good condition. Five percent of the annual property tax levy
will go towards the City’s infrastructure in 2022 and five percent will go towards it in 2023. Major
projects such as the infrastructure development of Mann Valley, improvements to wastewater
facility infrastructure, and the North Interceptor Rerouting and Rehabilitation will have a
significant impact on the City’s long-term financing and budgeting. Therefore, the process of
implementing comprehensive and cohesive set of financial policies and plans that align with
Council priorities and initiatives is necessary.
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Policy
The City will develop a five-year capital improvement plan, which will be reviewed and updated at least
biennially. Property tax levies and debt service requirement associated with capital projects will be
included in the City’s proposed budget and financial projections.
Operating Expenditures as a Percentage of Total Expenditures Policy Statement
The City wishes to maintain its infrastructure by balancing its capital costs with its operating costs. The
City will set a goal of five percent of its levy toward capital improvements.
Implementation
The City will estimate its annual budget for operating expenditures, including proposed increases and
recommend that the property tax levy for capital outlay be equal to at least five percent of the total levy.
This ratio will be computed using a three-year rolling average of the prior year actual expenditures, a
current year budgeted and the future year as projected.
The CIP proposes funding vehicles, equipment, and projects with a cost of $52,753,800 over the
next five years. Of this amount, 26 percent is funded by user-based fees including electric, water,
wastewater, and storm water; seven percent is funded by the State of Wisconsin; and 31 percent
is expected to be paid through the issuance of debt. The proposed tax levy for projects is
$1,559,050 or three percent of the total CIP. The following graph displays a breakdown of funding
sources for the various projects.

2022-2026 Funding Sources
Tax Levy, 3%
TID, 22%

Alternative Sources,
10%

Utility User Fees,
26%

State of Wisconsin,
7%

Borrowing, 32%
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2022-2026 Capital Improvement Projects by Type
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Notable Project Requests
City Buildings
A major effort toward updates and enhancements to City buildings has been included in the
proposed CIP. The plan allocates funds for lighting upgrades to the Public Works facility and
City Hall, upgrades and replacements to HVAC components in facilities, and assessments for
future space needs. Anticipated future build of a new fire station is included in the 10-year plan.
Parks
The 2022-2026 CIP provides for improvements to the following parks: Knollwood, Sterling Ponds,
Wells, DeSanctis, Collins and Glen. In addition, the CIP includes projects to replace the Lake
George fishing pier, install River Access in Heritage Park and annual replacements of playground
equipment at neighborhood parks
Economic Development
Planning and design for the infrastructure necessary to develop Mann Valley Corporate Park
begins in 2022 with construction starting in 2023. In 2017, the Community Development
Department led a managed a planning effort led by Guide Studio to prepare a Community
Signage and Wayfinding Master Plan. The plan includes design specifications for directional
signs, gateway signs, corporate park signs, City building and facility signs, and trail signs
throughout the City. Implementation will be spread out over the next five years and funding will
come from a variety of sources including tax levy, park impact fees, solid waste, sewer, TIDs, BID
and Chamber. The CIP includes funding for property acquisition along the river as part of the
Kinnickinnic Corridor Plan.
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Utility Projects
Other notable projects included in the 2022-2026 CIP are the FERC Hydro Relicensing and Dam
Removal ($1,394,500), North Interceptor Sewer Rerouting and Rehabilitation project ($2,462,000),
North Zone Water Tower ($2,050,000) with North Loop Water Main Extension ($2,806,000),
County Road MM Feeder Project ($900,000) and funds for the building of a new, or updating of
the current, wastewater treatment plant.
Transportation Projects
Significant transportation projects include the reconstruction of South Wasson from Cascade to
Cemetery Road ($3,900,500), replacement of the Powell Ave. Bridge Deck ($900,000) and
extension of Foster St. from S. Main to Sycamore ($333,000).
Vehicle Replacement Plan
Notable high-cost replacement projects in the 2022-2026 Vehicle Replacement Plan include:








Replacement of two PD patrol vehicles
Kubota M8560 Front End Loader
Tractor Backhoe Replacement
Backyard Bucket Machine
Tymco Street Sweeper
Tandem Axle Hook Truck
Freightliner Bucket/Digger

$90,000 (2022)
$150,000 (2023)
$110,000 (2023)
$175,000 (2024)
$225,000 (2024)
$225,000 (2025)
$275,000 (2026)

The following graph depicts the percentage of the Vehicle Replacement Plan is being allocated to
each department.

2022-2026Vehicle Projects by Department
Taxi, 3%

Engineering, 1%

Parks, 16%

Utilities, 37%

Motor Pool, 1%

Police, 12%

Streets, 30%
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General Obligation Debt
High-cost capital projects as well as certain vehicle and equipment replacement projects are
proposed to be funded with long-term debt. The plan as presented will increase the City’s general
obligation debt by $16,761,807 over the next five years, not including tax increment debt.
Approximately $8.7 million in existing debt will be retired during this same period. General
obligation debt funds 31 percent of the proposed expenditures of the capital projects and vehicle
replacement plans.

2022-2026 Total General Obligation
Debt
$6,000,000
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$0
2022

2023

2024

2025

2026

Projects of Note Excluded from the Proposed Plan
With limited funds available, the following projects are not included as active projects in this fiveyear CIP:
 Glen Park pool replacement and master plan improvements.
 Fire Station Design and Construction
 Downtown Alley Upgrades
 Hoffman Park Master Plan Improvements
 Additional Dog Park(s)
 Major Downtown Improvements
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FISCAL IMPACT
The 2022-2026 CIP including the vehicle replacement plan totals $52,753,800.
Funding Source Summary
Borrowing (GO Notes and Revenue Bonds)
TIDs
Electric Utility Funds
State of Wisconsin
Water Utility Funds
Sewer Utility Funds
Tax Levy
Internal Funds
Impact Fees
Donations/Grants
Capital Costs Contributions
Stormwater Utility Funds
Other/Misc. Funds
TOTALS

$
$
$
$
$
$
$
$
$
$
$
$
$
$

Total
16,761,807
11,586,504
8,573,370
3,775,000
2,923,925
1,673,450
1,559,050
1,257,850
1,191,625
1,885,000
670,000
581,144
315,075
52,753,800

CONCLUSION
The final 2022-2026 Capital Improvement Plan (CIP) including the Vehicle Replacement Plan is
presented for review and approval by the City Council via resolution.
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RESOLUTION NO.
RESOLUTION APPROVING 2022-2026
CAPITAL IMPROVEMENT PLAN
WHEREAS, the City desires to formalize the planned capital expenditures for the next
five years; and
WHEREAS, a five-year plan has been developed to include those projects that are
important to the growth and maintenance of infrastructure in the City; and
WHEREAS, input has been received from Mayor and Council members, staff and other
boards and commissions; and
WHEREAS, the Council has reviewed the Capital Improvement Plan;
NOW, THEREFORE, BE IT RESOLVED that the Common Council of the City of River
Falls hereby approves the 2022-2026 Capital Improvement Plan as a guide for future planning.
Dated this 24th day of August ,2021.

ATTEST:

Dan Toland, Mayor

Amy White, City Clerk
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MEMORANDUM
TO:

Mayor Toland and City Council

FROM:

Kevin Westhuis, Utility Director

DATE:

August 24, 2021

TITLE:

Release of a 16.5-foot-wide utility easement located in Block 2 and Block 3 of the A.F.
Harts Addition, Aka, 600 and 700 S. Main St, River Falls

RECOMMENDED ACTION
Approve resolution to release two 16.5-foot-wide utility easements located in Block 2 and Block 3 of
the A.F. Harts Addition, aka, 600 and 700 block of S. Main Street in River Falls. These easements were
once dedicated alley Right-of-Way (R.O.W) that included utility easements.
BACKGROUND
In April 1967, and again in January 2018, the City of River Falls vacated the alley R.O.W. in the 600
and 700 block of S. Main respectively. These two separate alley vacations vacated the alley R.O.W.
but left the utility easements in place as represented in the crosshatched shaded area below.

Attachment “1” and Attachment “2” detail the recorded vacations and include the release of
easement necessary to complete this request.
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DISCUSSION
With the proposed development in the 700 block of South Main Street along with the fact that these
easements are no longer necessary for the utilities, a declaration and recording of complete easement
vacation (including utility easements) is appropriate at this time for both the 600 and 700 block of S.
Main Street. These easements once were dedicated alley R.O.W. that bisected the blocks.
FINANCIAL CONSIDERATIONS
There are no financial considerations for the release of these easements.
CONCLUSION
The Utility Advisory Board reviewed the request at its August 16 meeting and passed a resolution
requesting City Council approve a resolution authorizing the release of the two utility easements.
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RESOLUTION NO.
RESOLUTION AUTHORIZING RELEASE OF UTILITY EASEMENTS AT BLOCK 2
and BLOCK 3, OF THE A.F. HARTS ADDITION,
aka, 600 and 700 block of S. Main Street, River Falls
WHEREAS, the City of River Falls and River Falls Municipal Utilities have discovered two
easements from previous plats on two city blocks in the 600 and 700 blocks of South Main Street
in River Falls; and
WHEREAS, these easements no longer are positioned in locations on this property that are
advantageous to the Utility; and
WHEREAS, the position of these two easements renders the property undevelopable; and one
instance already developed “over”; and
WHEREAS, release of these unnecessary easements will allow for potential development of
block 3 and cleanup of block 2; and
WHEREAS, the releases of easements will be recorded with Pierce County; and
NOW, THEREFORE, BE IT RESOLVED that the River Falls Common Council authorizes
release of the described easements identified in Attachment “1” and Attachment “2” on Blocks 2
and 3, of the A.F. Harts Addition, also known as the 600 and 700 block of South Main Street,
River Falls, Wisconsin.

Dated this 24th day of August 2021
__________________________
Dan Toland, Mayor
ATTEST:

________________________________
Amy White, City Clerk
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MEMORANDUM
TO:

Mayor and City Council

FROM:

Amy Peterson, Community Development Director

DATE:

August 24, 2021

TITLE:

Resolution Creating Tax Incremental District No. 18, Approving Its Project Plan
and Establishing Its Boundaries in the City of River Falls, Wisconsin

For information regarding the creation of TID 18, please refer to the cover memo for Item 3.
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RESOLUTION NO.
RESOLUTION CREATING TAX INCREMENTAL DISTRICT NO. 18,
APPROVING ITS PROJECT PLAN AND ESTABLISHING ITS BOUNDARIES
IN THE CITY OF RIVER FALLS, WISCONSIN
WHEREAS, the City of River Falls (the “City”) has determined that use of Tax
Incremental Financing is required to promote development and redevelopment within the City;
and
WHEREAS, Tax Incremental District No. 18 (the “District”) is proposed to be created by
the City as a blighted area district in accordance with the provisions of Wisconsin Statutes
Section 66.1105 (the "Tax Increment Law"); and
WHEREAS, a Project Plan for the District has been prepared that includes:
a. A statement listing of the kind, number and location of all proposed public works or
improvements within the District, or to the extent provided in Wisconsin Statutes
Sections 66.1105(2)(f)1.k. and 66.1105(2)(f)1.n., outside of the District;
b. An economic feasibility study;
c. A detailed list of estimated project costs;
d. A description of the methods of financing all estimated project costs and the time
when the related costs or monetary obligations are to be incurred;
e. A map showing existing uses and conditions of real property in the District;
f. A map showing proposed improvements and uses in the District;
g. Proposed changes of zoning ordinances, master plan, map, building codes and City
ordinances;
h. A list of estimated non-project costs;
i. A statement of the proposed plan for relocation of any persons to be displaced;
j. A statement indicating how the District promotes the orderly development of the
City;
k. An opinion of the City Attorney or of an attorney retained by the City advising that
the plan is complete and complies with Wisconsin Statutes Section 66.1105(4)(f).; and
WHEREAS, prior to its publication, a copy of the notice of public hearing was sent to
owners of all property in the proposed district, to the chief executive officers of Pierce County,
the River Falls School District, and the Chippewa Valley Technical College District, and any
other entities having the power to levy taxes on property located within the District, in
accordance with the procedures specified in the Tax Increment Law; and
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WHEREAS, in accordance with the procedures specified in the Tax Increment Law, the
Plan Commission, on August 3, 2021, held a public hearing concerning the project plan and
boundaries and proposed creation of the District, providing interested parties a reasonable
opportunity to express their views thereon; and
WHEREAS, after said public hearing, the Plan Commission designated the boundaries
of the District, adopted the Project Plan, and recommended to the Common Council that it
create such District and approve the Project Plan.
NOW, THEREFORE, BE IT RESOLVED by the Common Council of the City of River
Falls that:
1.

The boundaries of the District that shall be named "Tax Incremental District No.
18, City of River Falls", are hereby established as specified in Exhibit A of this
Resolution.

2.

The District is created effective as of January 1, 2021.

3.

The Common Council finds and declares that:
(a) Not less than 50% by area of the real property within the District is a blighted
area within the meaning of Wisconsin Statutes Section 66.1105(2)(ae)1.
(b) Based upon the finding stated in 3.a. above, the District is declared to be a
blighted area district based on the identification and classification of the
property included within the District.
(c) The improvement of such area is likely to enhance significantly the value of
substantially all of the other real property in the District.
(d) The equalized value of the taxable property in the District plus the value
increment of all other existing tax incremental districts within the City, does
not exceed 12% of the total equalized value of taxable property within the
City.
(e) That there are no parcels to be included within the District that were annexed

by the City within the preceding three-year period.

(f) The City estimates that less than 35% of the territory within the District will

be devoted to retail business at the end of the District’s maximum
expenditure period, pursuant to Wisconsin Statutes Section 66.1105(5)(b).

(g) The project costs relate directly to promoting the elimination of blight of the
area consistent with the purpose for which the District is created.
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4.

The Project Plan for "Tax Incremental District No. 18, City of River Falls" (see
Exhibit B) is approved, and the City further finds the Plan is feasible and in
conformity with the master plan of the City.

BE IT FURTHER RESOLVED THAT the City Clerk is hereby authorized and directed
to apply to the Wisconsin Department of Revenue, in such form as may be prescribed, for a
"Determination of Tax Incremental Base", as of January 1, 2021, pursuant to the provisions of
Wisconsin Statutes Section 66.1105(5)(b).
BE IT FURTHER RESOLVED THAT pursuant to Section 66.1105(5)(f) of the Wisconsin
Statutes that the City Assessor is hereby authorized and directed to identify upon the
assessment roll returned and examined under Wisconsin Statutes Section 70.45, those parcels of
property which are within the District, specifying thereon the name of the said District, and the
City Clerk is hereby authorized and directed to make similar notations on the tax roll made
under Section 70.65 of the Wisconsin Statutes.

Adopted this 24th day of August, 2021.

Dan Toland, Mayor
ATTEST

Amy White, City Clerk
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EXHIBIT A -

LEGAL BOUNDARY DESCRIPTION
OR
MAP OF
TAX INCREMENTAL DISTRICT NO. 18
CITY OF RIVER FALLS
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SECTION 1:

Executive Summary
Description of District
Tax Incremental District (“TID”) No. 18 (“District”) is a proposed Blighted Area
District comprising approximately 3.24 acres bounded by housing
developments to the north, Main St. to the west, Broadway to the south, and
housing developments to the east. The District will be created to pay the costs
of development incentives for the 700 South Main Project and additional
infrastructure and other tax increment eligible costs within a half-mile of the
District. In addition to the incremental property value that will be created, the
City expects the Project will result in new housing opportunities needed by the
City.
Authority
The City is creating the District under the provisions of Wis. Stat. § 66.1105.
Estimated Total Project Cost Expenditures
The City anticipates making total expenditures of approximately $6,770,000
(“Project Costs”) to undertake the projects listed in this Project Plan (“Plan”).
Project Costs include Development Incentives, Property Acquisition, Bridge
Maintenance, Street and Alley Reconstruction, Traffic Signal and/or
Roundabout, Bicycle and Pedestrian Infrastructure, and Future Park and/or
Kinnickinnic Corridor Plan Projects.
Incremental Valuation
The City projects that new land and improvements value of approximately
$15,000,000 will result from the Project. The 700 South Main project involves
construction of a building with 84 senior living units, with independent living
(38 units), assisted living (30 units), and memory care (16 units). The project
will include underground and surface parking as well as four 55+ independent
living patio townhomes. Creation of this additional value will be made possible
by the Project Costs, in particular the Development Incentives, made within the
District. A table detailing assumptions as to the development timing and
associated values is included in the Economic Feasibility Study located within
this Plan.
Expected Termination of District
Based on the Economic Feasibility Study located within Section 9 of this Plan,
the City anticipates that the District will generate sufficient tax increment to
pay all Project Costs within its allowable 27 years.
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Summary of Findings
As required by Wis. Stat. § 66.1105, and as documented in this Plan and the
exhibits contained and referenced herein, the following findings are made:
1. That “but for” the creation of this District, the development projected to
occur as detailed in this Plan: 1) would not occur; or 2) would not occur in
the manner, at the values, or within the timeframe desired by the City. In
reaching this determination, the City has considered:
The Developer’s representation that the Project is not economically viable
without public participation based on extraordinary costs associated with
demolition of structures and redevelopment of existing sites.
The substantial investment needed to provide the public infrastructure
necessary to allow for development within the District. Absent the use of tax
incremental financing, the City is unable to fully fund this program of
infrastructure improvements.
2. The economic benefits of the District, as measured by increased
employment, business and personal income, and property value, are
sufficient to compensate for the cost of the improvements.
3. The benefits of the proposal outweigh the anticipated tax increments to be
paid by the owners of property in the overlying taxing jurisdictions. As
required by Wis. Stat. § 66.1105(4)(i)4., a calculation of the share of
projected tax increments estimated to be paid by the owners of property in
the overlying taxing jurisdictions has been prepared and can be found in this
Plan. However, because the Project would not occur without the use of tax
incremental financing, these tax increments would not be paid but for
creation of the District. Accordingly, the City finds that the benefits
expected to be realized as set forth in this Plan outweigh the value of the
tax increments to be invested in the Project.
4. Not less than 50% by area of the real property within the District is a blighted
area as defined by Wis. Stat. § 66.1105(2)(ae)1.
5. Based on the foregoing finding, the District is designated as a blighted area
district.
6. The Project Costs relate directly to the elimination of blight in the District,
consistent with the purpose for which the District is created.
7. Improvements to be made in the District are likely to significantly enhance
the value of substantially all of the other real property in the District.
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8. The equalized value of taxable property in the District, plus the incremental
value of all existing tax incremental districts within the City does not exceed
12% of the total equalized value of taxable property within the City.
9. The City estimates that none of the territory within the District will be
devoted to retail business at the end of the District’s maximum expenditure
period, pursuant to Wis. Stat. § 66.1105(5)(b).
10. That there are no parcels to be included within the District that were
annexed by the City within the preceding three-year period.
11. The Plan for the District is feasible and is in conformity with the Master Plan
of the City.
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SECTION 2:

Preliminary Map of Proposed District Boundary
Map Found on Following Page.
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SECTION 3:

Map Showing Existing Uses and Conditions
Map Found on Following Page.
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SECTION 4:

Preliminary Parcel List and Analysis
City of River Falls, Wisconsin
Tax Increment District #18
Base Property Information
Property Information

Parcel Number
276‐0108‐51‐000
276‐0108‐50‐800
276‐0108‐50‐900
276‐0108‐60‐400
276‐0108‐50‐400

Assessment Information

Owner
River Falls Q0ZB, LLC
River Falls Q0ZB, LLC
River Falls Q0ZB, LLC
Frisbie Properties, LLC
Frisbee Properties, LLC

Total Acreage

Acreage
0.85
1.00
0.20
0.60
0.10

Land
49,500
54,000
30,000
51,000
30,000

2.75

214,500

Imp

PP

Total
49,500
54,000
30,000
51,000
126,500

96,500

96,500

Equalized Value

0

311,000

The above values are as of January 1, 2019. Actual base value certification of the territory will be based on January 1, 2020 assessed values.
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Equalized
Value Ratio
100.00%
100.00%
100.00%
100.00%
100.00%

Land
49,500
54,000
30,000
51,000
30,000

214,500

Imp

District Classification

PP

0
0
0
0
96,500

0
0
0
0
0

96,500

0

Estimated Base Value

Total
49,500
54,000
30,000
51,000
126,500

Industrial
(Zoned and Commercial/
Existing
Suitable)
Business
Residential
0.85
1.00
0.20
0.60
0.10

0
0.00%

0
0.00%

311,000
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2.75
100.00%

District Classification

Newly
Platted
Residential

0
0.00%

Suitable for
Mixed Use
0.85
1.00
0.20
0.60
0.10

2.75
100.00%

Blighted
0.85
1.00
0.20
0.60
0.10

2.75
100.00%

Rehab/
Conservation

0
0.00%

Vacant

0
0.00%

SECTION 5:

Equalized Value Test
The following calculations demonstrate that the City expects to be in
compliance with Wis. Stat. § 66.1105(4)(gm)4.c., which requires that the
equalized value of the taxable property in the proposed District, plus the value
increment of all existing tax incremental districts, does not exceed 12% of the
total equalized value of taxable property within the City.
The equalized value of the increment of existing tax incremental districts within
the City, plus the base value of the proposed District, totals $86,110,400 This
value is less than the maximum of $1,252,128,800 in equalized value that is
permitted for the City.

City of River Falls, Wisconsin
Tax Increment District #18
Valuation Test Compliance Calculation
District Creation Date

Total EV (TID In)
12% Test

8/24/2021
Valuation Data
Currently Available
2020
1,252,128,800
150,255,456

Increment of Existing TIDs
TID #5
TID #6
TID #8
TID #9
TID #10
TID #11
TID #12
TID #13
TID #14

27,067,400
9,706,200
3,845,400
3,977,700
24,399,700
1,029,800
2,370,900
11,801,300
1,601,000

Total Existing Increment

85,799,400

Projected Base of New or Amended District

311,000

Less Value of Any Underlying TID Parcels
Total Value Subject to 12% Test
Compliance
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SECTION 6:

Statement Listing the Kind, Number and Location
of All Proposed Public Works or Improvements
Within the District
Project Costs are any expenditure made, estimated to be made, or monetary
obligations incurred or estimated to be incurred as outlined in this Plan. Project
Costs will be diminished by any income, special assessments, or other revenues,
including user fees or charges, other than tax increments, received or
reasonably expected to be received in connection with the implementation of
the Plan. If Project Costs incurred benefit territory outside the District, a
proportionate share of the cost is not a Project Cost. Costs identified in this
Plan are preliminary estimates made prior to design considerations and are
subject to change after planning, design and construction is completed.
With all Project Costs, the costs of engineering, design, survey, inspection,
materials, construction, restoring property to its original condition, apparatus
necessary for public works, legal and other consultant fees, testing,
environmental studies, permits, updating City ordinances and plans, judgments
or claims for damages and other expenses are included as Project Costs.
The following is a list of public works and other tax incremental financing
eligible Project Costs that the City expects to make, or may need to make, in
conjunction with the implementation of the District’s Plan. The map found in
Section 7 of this Plan along with the Detailed List of Project Costs found in
Section 8 provide additional information as to the kind, number and location of
potential Project Costs.
Property, Right-of-Way and Easement Acquisition
Property Acquisition for Development
To promote and facilitate development the City may acquire property within
the District. The cost of property acquired, and any costs associated with the
transaction, are eligible Project Costs. Following acquisition, other Project
Costs within the categories detailed in this Section may be incurred to make
the property suitable for development. Any revenue received by the City from
the sale of property acquired pursuant to the execution of this Plan will be used
to reduce the total project costs of the District. If total Project Costs incurred
by the City to acquire property and make it suitable for development exceed
the revenues or other consideration received from the sale or lease of that
property, the net amount shall be considered “real property assembly costs” as
Tax Incremental District No. 18 Project Plan
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defined in Wis. Stat. § 66.1105(2)(f)1.c., and subject to recovery as an eligible
Project Cost.
Property Acquisition for Conservancy
To promote the objectives of this Plan, the City may acquire property within
the District that it will designate for conservancy. These conservancy objectives
include: preserving historic resources or sensitive natural features; protection
of scenic and historic views; maintaining habitat for wildlife; maintaining
adequate open space; reduction of erosion and sedimentation by preserving
existing vegetation; and providing adequate areas for management of
stormwater. The cost of property acquired for conservancy, and any costs
associated with the transaction, are eligible Project Costs.
Acquisition of Rights-of-Way
The City may need to acquire property to allow for installation of streets,
driveways, sidewalks, utilities, stormwater management practices and other
public infrastructure. Costs incurred by the City to identify, negotiate and
acquire rights-of-way are eligible Project Costs.
Acquisition of Easements
The City may need to acquire temporary or permanent easements to allow for
installation and maintenance of streets, driveways, sidewalks, utilities,
stormwater management practices and other public infrastructure. Costs
incurred by the City to identify, negotiate and acquire easement rights are
eligible Project Costs.
Relocation Costs
If relocation expenses are incurred in conjunction with the acquisition of
property, those expenses are eligible Project Costs. These costs may include,
but are not limited to: preparation of a relocation plan; allocations of staff time;
legal fees; publication of notices; obtaining appraisals; and payment of
relocation benefits as required by Wis. Stat. Chapter 32 and Wis. Admin. Code
ADM 92.
Site Preparation Activities
Environmental Audits and Remediation
If it becomes necessary to evaluate any land or improvement within the District,
any cost incurred by the City related to environmental audits, testing, and
remediation are eligible Project Costs.
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Demolition
To make sites suitable for development, the City may incur costs related to
demolition and removal of structures or other land improvements, to include
abandonment of wells or other existing utility services.
Site Grading
Land within the District may require grading to make it suitable for
development, to provide access, and to control stormwater runoff. The City
may need to remove and dispose of excess material, or bring in fill material to
provide for proper site elevations. Expenses incurred by the City for site
grading are eligible Project Costs.
Utilities
Sanitary Sewer System Improvements
To allow development to occur, the City may need to construct, alter, rebuild
or expand sanitary sewer infrastructure within the District. Eligible Project
Costs include, but are not limited to, construction, alteration, rebuilding or
expansion of: collection mains; manholes and cleanouts; service laterals; force
mains; interceptor sewers; pumping stations; lift stations; wastewater treatment
facilities; and all related appurtenances. To the extent sanitary sewer projects
undertaken within the District provide direct benefit to land outside of the
District, the City will make an allocation of costs based on such benefit. Those
costs corresponding to the benefit allocated to land within the District, and
necessitated by the implementation of the Project Plan, are eligible Project
Costs. Implementation of the Project Plan may also require that the City
construct, alter, rebuild or expand sanitary sewer infrastructure located outside
of the District. That portion of the costs of sanitary sewer system projects
undertaken outside the District which are necessitated by the implementation
of the Project Plan are eligible Project Costs. The improvements to the
wastewater treatment facilities, although not within the ½ mile radius, is an
eligible project cost under Wis. Stat. § 66.1105(2)(f)1 k.
Water System Improvements
To allow development to occur, the City may need to construct, alter, rebuild
or expand water system infrastructure within the District. Eligible Project Costs
include, but are not limited to, construction, alteration, rebuilding or expansion
of: distribution mains; manholes and valves; hydrants; service laterals; pumping
stations; wells; water treatment facilities; storage tanks and reservoirs; and all
related appurtenances. To the extent water system projects undertaken within
the District provide direct benefit to land outside of the District, the City will
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make an allocation of costs based on such benefit. Those costs corresponding
to the benefit allocated to land within the District, and necessitated by the
implementation of the Project Plan, are eligible Project Costs. Implementation
of the Project Plan may also require that the City construct, alter, rebuild or
expand water system infrastructure located outside of the District. That portion
of the costs of water system projects undertaken outside the District which are
necessitated by the implementation of the Project Plan are eligible Project
Costs.
Stormwater Management System Improvements
Development within the District will cause stormwater runoff. To manage this
stormwater runoff, the City may need to construct, alter, rebuild or expand
stormwater management infrastructure within the District. Eligible Project
Costs include, but are not limited to, construction, alteration, rebuilding or
expansion of: stormwater collection mains; inlets, manholes and valves; service
laterals; ditches; culvert pipes; box culverts; bridges; stabilization of stream and
river banks; and infiltration, filtration and detention Best Management Practices
(BMP’s). To the extent stormwater management system projects undertaken
within the District provide direct benefit to land outside of the District, the City
will make an allocation of costs based on such benefit. Those costs
corresponding to the benefit allocated to land within the District, and
necessitated by the implementation of the Project Plan, are eligible Project
Costs. Implementation of the Project Plan may also require that the City
construct, alter, rebuild or expand stormwater management infrastructure
located outside of the District. That portion of the costs of stormwater
management system projects undertaken outside the District which are
necessitated by the implementation of the Project Plan are eligible Project
Costs.
Electric Service
To create sites suitable for development, the City may incur costs to provide,
relocate or upgrade electric services. Relocation may require abandonment and
removal of existing poles or towers, installation of new poles or towers, or
burying of overhead electric lines. Costs incurred by the City to undertake this
work are eligible Project Costs.
Gas Service
To create sites suitable for development, the City may incur costs to provide,
relocate or upgrade gas mains and services. Costs incurred by the City to
undertake this work are eligible Project Costs.
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Communications Infrastructure
To create sites suitable for development, the City may incur costs to provide,
relocate or upgrade infrastructure required for voice and data communications,
including, but not limited to: telephone lines, cable lines and fiber optic cable.
Costs incurred by the City to undertake this work are eligible Project Costs.
Streets and Streetscape
Street Improvements
To allow development to occur, the City may need to construct or reconstruct
streets, highways, alleys, access drives and parking areas. Eligible Project Costs
include, but are not limited to: excavation; removal or placement of fill;
construction of road base; asphalt or concrete paving or repaving; installation
of curb and gutter; installation of sidewalks and bicycle lanes; installation of
culverts, box culverts and bridges; rail crossings and signals; utility relocation,
to include burying overhead utility lines; street lighting; installation of traffic
control signage and traffic signals; pavement marking; right-of-way restoration;
installation of retaining walls; and installation of fences, berms, and landscaping.
Streetscaping and Landscaping
To attract development consistent with the objectives of this Plan, the City may
install amenities to enhance development sites, rights-of-way and other public
spaces. These amenities include, but are not limited to: landscaping; lighting of
streets, sidewalks, parking areas and public areas; installation of planters,
benches, clocks, tree rings, trash receptacles and similar items; and installation
of brick or other decorative walks, terraces and street crossings. These and any
other similar amenities installed by the City are eligible Project Costs.
Community Development
Cash Grants (Development Incentives)
The City may enter into agreements with property owners, lessees, or
developers of land located within the District for sharing costs to encourage
the desired kind of improvements and assure tax base is generated sufficient
to recover Project Costs. No cash grants will be provided until the City executes
a developer agreement with the recipient of the cash grant. Any payments of
cash grants made by the City are eligible Project Costs.
Contribution to Community Development Authority (CDA)
As provided for in Wis. Stat. § 66.1105(2)(f)1.h and Wis. Stat. § 66.1333(13), the
City may provide funds to its CDA to be used for administration, planning
operations, and capital costs, including but not limited to real property
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acquisition, related to the purposes for which it was established in furtherance
of any redevelopment or urban renewal project. Funds provided to the CDA for
this purpose are eligible Project Costs.
Revolving Loan/Grant Program (Development Incentives)
To encourage private development consistent with the objectives of this Plan,
the City, through its CDA, may provide loans or grants to eligible property
owners in the District. Eligible improvements will be those that are likely to
improve the value of the property, enhance the visual appearance of the
property and surrounding area, correct safety deficiencies, or as otherwise
specified by the CDA in the program manual. Any funds returned to the CDA
from the repayment of loans made are not considered revenues to the District,
and will not be used to offset District Project Costs. Instead, these funds may
be placed into a revolving fund and will continue to be used for the program
purposes stated above. Any funds provided to the CDA for purposes of
implementing this program are considered eligible Project Costs.
Miscellaneous
Projects Outside the Tax Increment District
Pursuant to Wis. Stat. § 66.1105(2)(f)1.n, the City may undertake projects within
territory located within one-half mile of the boundary of the District provided
that: 1) the project area is located within the City’s corporate boundaries; and
2) the projects are approved by the Joint Review Board. The cost of projects
completed outside the District pursuant to this section are eligible project
costs, and may include any project cost that would otherwise be eligible if
undertaken within the District.
Professional Service and Organizational Costs
The costs of professional services rendered, and other costs incurred, in relation
to the creation, administration and termination of the District, and the
undertaking of the projects contained within this Plan, are eligible Project Costs.
Professional services include but are not limited to: architectural;
environmental; planning; engineering; legal; audit; financial; and the costs of
informing the public with respect to the creation of the District and the
implementation of the Plan.
Administrative Costs
The City may charge to the District as eligible Project Costs reasonable
allocations of administrative costs, including, but not limited to, employee
salaries. Costs allocated will bear a direct connection to the time spent by City
employees relating to the implementation of the Plan.
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Financing Costs
Interest expense, debt issuance expenses, redemption premiums, and any other
fees and costs incurred in conjunction with obtaining financing for projects
undertaken under this Plan are eligible Project Costs.
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SECTION 7:

Map Showing Proposed Improvements and Uses
Map Found on Following Page.
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SECTION 8:

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

City of River Falls, Wisconsin
Tax Increment District #18
Estimated Project List
Phase I
2024
Project ID
1
2
3
4
5
6
7

Phase II
2034

Total (Note 1)

Project Name/Type
Development Incentives
Property Acquisition
Bridge Maintenance
Street/Alley Reconstruction
Traffic Signal and/or Roundabout
Bike/Pedestrian infrastructure
Future Park and/or Kinnickinnic River Corridor Plan Projects

Total Projects
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2,558,000

2,558,000

150,000
450,000
2,067,000
335,000
100,000
1,110,000

2,558,000
150,000
450,000
2,067,000
335,000
100,000
1,110,000

4,212,000

6,770,000

City of River Falls
Page | 22

104

SECTION 9:

Economic Feasibility Study, Description of the
Methods of Financing Estimated Project Costs and
the Time When Related Costs or Monetary
Obligations are to be Incurred
This Section includes a forecast of the valuation increases expected within the
District, the associated tax increment collections, a summary of how Project
Costs would be financed, and a projected cash flow demonstrating that the
District is economically feasible.
Key Assumptions
The Project Costs the City plans to make are expected to create $15,000,000
in incremental value by 2024. Estimated valuations and timing for construction
of the Project are included in Table 1. Assuming the City’s current equalized TID
Interim tax rate of $20.38 per thousand of equalized value, and no economic
appreciation or depreciation, the Project would generate $8,039,910 in
incremental tax revenue over the 27-year term of the District as shown in Table
2.
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Table 1 – Development Assumptions

City of River Falls, Wisconsin
Tax Increment District #18
Development Assumptions
Construction Year
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27

Actual

2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038
2039
2040
2041
2042
2043
2044
2045
2046
2047
Totals

0
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700 Main St.

Annual Total

4,500,000
10,500,000

4,500,000
10,500,000
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0

15,000,000

15,000,000

Construction Year
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038
2039
2040
2041
2042
2043
2044
2045
2046
2047

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
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Table 2 – Tax Increment Projection Worksheet

City of River Falls, Wisconsin
Tax Increment District #18
Tax Increment Projection Worksheet
Type of District
District Creation Date
Valuation Date
Max Life (Years)
Expenditure Period/Termination
Revenue Periods/Final Year

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27

Construction
Year
Value Added
2021
4,500,000
2022
10,500,000
2023
0
2024
0
2025
0
2026
0
2027
0
2028
0
2029
0
2030
0
2031
0
2032
0
2033
0
2034
0
2035
0
2036
0
2037
0
2038
0
2039
0
2040
0
2041
0
2042
0
2043
0
2044
0
2045
0
2046
0
2047
0
Totals

15,000,000

Blighted Area
August 24, 2021
Jan 1,
2021
27
22
8/24/2043
27
2049
Valuation
Year
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038
2039
2040
2041
2042
2043
2044
2045
2046
2047
2048

Base Value
Appreciation Factor
Base Tax Rate
Rate Adjustment Factor

Inflation
Increment
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0

Total
Increment
4,500,000
15,000,000
15,000,000
15,000,000
15,000,000
15,000,000
15,000,000
15,000,000
15,000,000
15,000,000
15,000,000
15,000,000
15,000,000
15,000,000
15,000,000
15,000,000
15,000,000
15,000,000
15,000,000
15,000,000
15,000,000
15,000,000
15,000,000
15,000,000
15,000,000
15,000,000
15,000,000

0

Revenue
Year
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038
2039
2040
2041
2042
2043
2044
2045
2046
2047
2048
2049

Tax Rate
$20.38
$20.38
$20.38
$20.38
$20.38
$20.38
$20.38
$20.38
$20.38
$20.38
$20.38
$20.38
$20.38
$20.38
$20.38
$20.38
$20.38
$20.38
$20.38
$20.38
$20.38
$20.38
$20.38
$20.38
$20.38
$20.38
$20.38

Future Value of Increment

311,000
0.00%
$20.38

Tax
Increment
91,710
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700

Apply to Base Value

Tax Exempt
NPV
Taxable NPV
Calculation Calculation
91,710
87,704
397,410
375,730
703,110
659,499
1,008,810
939,074
1,314,510
1,214,518
1,620,210
1,485,891
1,925,910
1,753,254
2,231,610
2,016,666
2,537,310
2,276,185
2,843,010
2,531,869
3,148,710
2,783,774
3,454,410
3,031,956
3,760,110
3,276,470
4,065,810
3,517,372
4,371,510
3,754,713
4,677,210
3,988,546
4,982,910
4,218,924
5,288,610
4,445,897
5,594,310
4,669,516
5,900,010
4,889,830
6,205,710
5,183,492
6,511,410
5,400,550
6,817,110
5,614,401
7,122,810
5,825,091
7,428,510
6,032,668
7,734,210
6,237,176
8,039,910
6,438,663

8,039,910

Notes:
Actual results will vary depending on development, inflation of overall tax rates.
NPV calculations represent estimated amount of funds that could be borrowed (including project cost, capitalized interest and issuance costs).
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Financing and Implementation
Development Incentives beginning in 2024 will be funded on a pay-as-you-go
basis from tax increment revenues generated by the Project. Property
acquisition in 2034 will be funded with cash payments at that time. Remaining
projects listed in the Plan including; Bridge Maintenance; Street/Alley
Reconstruction; Traffic Signal and/or Roundabout; Bike/Pedestrian
Infrastructure; and Future Park and/or Kinnickinnic River Corridor Plan Projects
will be combined into a single General Obligation Bond issue in 2034. Table 3.
provides a summary of the District’s financing plan.
Table 3 – Financing Plan

City of River Falls, Wisconsin
Tax Increment District #18
Estimated Financing Plan
G.O. Bond
2034

Phase II Projects

4,062,000

Total Project Funds

4,062,000

Estimated Finance Related Expenses
Municipal Advisor
Bond Counsel
Rating Agency Fee
Disclosure Counsel
Paying Agent
Underwriter Discount
Debt Service Reserve
Capitalized Interest
Miscellaneous
Total Financing Required
Rounding
Net Issue Size
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30,000
12,000
13,500
8,000
12.00

50,160

1,000
4,176,660
3,340
4,180,000
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Based on the Project Cost expenditures as included within the cash flow exhibit (Table 4), the District is
projected to accumulate sufficient funds to pay off all Project cost liabilities and obligations by the end of its
life. The projected closure is based on the various assumptions noted in this Plan and will vary dependent on
actual Project Costs incurred and the actual amount of tax increments collected.
Table 4 – Cash Flow

City of River Falls, Wisconsin
Tax Increment District #18
Cash Flow Projection
Projected Revenues
Year
Tax
Increments
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038
2039
2040
2041
2042
2043
2044
2045
2046
2047
2048
2049

91,710
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700

Total

8,039,910

Interest
Earnings/
(Cost)

Total
Revenues
0
0
91,710
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
305,700
0

8,039,910

Development
Incentive
Payments

Land
Acquisition

Expenditures
G.O. Bond
4,180,000
Dated Date:
09/01/34
Principal Est. Rate
Interest

Balances

Other

Admin.

280,800
280,800
280,800
280,800
280,800
280,800
280,800
280,800
280,800
30,800
150,000
590,000
210,000
215,000
225,000
230,000
235,000
245,000
250,000
260,000
265,000
275,000
280,000
290,000
300,000
310,000
2,558,000
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150,000

4,180,000

3.00%
3.00%
3.00%
3.00%
3.00%
3.00%
3.00%
3.00%
3.00%
3.00%
3.00%
3.00%
3.00%
3.00%
3.00%

125,400
107,700
101,400
94,950
88,200
81,300
74,250
66,900
59,400
51,600
43,650
35,400
27,000
18,300
9,300
984,750

0

Total
Expenditures

25,000
5,000
5,000
5,000
5,000
5,000
5,000
5,000
5,000
5,000
5,000
5,000
5,000
5,000
5,000
5,000
5,000
5,000
5,000
5,000
5,000
5,000
5,000
5,000
5,000
5,000
5,000
5,000
5,000

25,000
5,000
5,000
285,800
285,800
285,800
285,800
285,800
285,800
285,800
285,800
285,800
35,800
155,000
720,400
322,700
321,400
324,950
323,200
321,300
324,250
321,900
324,400
321,600
323,650
320,400
322,000
323,300
324,300

165,000

8,037,750
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Annual
(25,000)
(5,000)
86,710
19,900
19,900
19,900
19,900
19,900
19,900
19,900
19,900
19,900
269,900
150,700
(414,700)
(17,000)
(15,700)
(19,250)
(17,500)
(15,600)
(18,550)
(16,200)
(18,700)
(15,900)
(17,950)
(14,700)
(16,300)
(17,600)
(18,600)

Principal
Cumulative Outstanding
(25,000)
(30,000)
56,710
76,610
96,510
116,410
136,310
156,210
176,110
196,010
215,910
235,810
505,710
656,410
241,710
224,710
209,010
189,760
172,260
156,660
138,110
121,910
103,210
87,310
69,360
54,660
38,360
20,760
2,160

6,888,000
6,888,000
6,888,000
6,607,200
6,326,400
6,045,600
5,764,800
5,484,000
5,203,200
4,922,400
4,641,600
4,360,800
4,330,000
4,180,000
3,590,000
3,380,000
3,165,000
2,940,000
2,710,000
2,475,000
2,230,000
1,980,000
1,720,000
1,455,000
1,180,000
900,000
610,000
310,000
0

Year
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038
2039
2040
2041
2042
2043
2044
2045
2046
2047
2048
2049
Total

SECTION 10:

Annexed Property
A tax incremental district cannot include annexed territory unless at least three
years have elapsed since the annexation, or certain other requirements are met.
None of the property within the proposed District boundary was annexed
during the past three years.
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SECTION 11:

Estimate of Property to Be Devoted to Retail
Business
Pursuant to Wis. Stat. § 66.1105(5)(b), the City estimates that none of the
territory within the District will be devoted to retail business at the end of the
District’s maximum expenditure period.
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SECTION 12:

Proposed Changes of Zoning Ordinances, Master
Plan, Map, Building Codes and City Ordinances
Zoning Ordinances
The proposed Plan is in general conformance with the City’s current zoning
ordinances. Individual properties may require rezoning at the time of
development.
Master (Comprehensive) Plan and Map
The proposed Plan is in general conformance with the City’s Comprehensive
Plan identifying the area as appropriate for residential development.
Building Codes and Ordinances
Development within the District will be required to conform to State Building
Codes and will be subject to the City's permitting and inspection procedures.
The proposed Plan conforms to all relevant State and local ordinances, plans,
and codes. No changes to the existing regulations are proposed or needed.
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SECTION 13:

Statement of the Proposed Method for the
Relocation of any Persons to be Displaced
Should implementation of this Plan require relocation of individuals or business
operations, relocations will be handled in compliance with Wis. Stat. Chapter
32 and Wis. Admin. Code ADM 92.
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SECTION 14:

How Creation of the Tax Incremental District
Promotes the Orderly Development of the City
Creation of the District and the implementation of the projects in its Plan will
promote the orderly development of the City by eliminating blighted areas,
providing necessary public infrastructure improvements, and providing
appropriate financial incentives for private development projects. Through use
of tax increment financing, the City can attract new investment that results in
increased tax base. Development will occur in an orderly fashion in accordance
with approved plans so that the Projects will be compatible with adjacent land
uses. Development of new uses in the District will add to the tax base and will
generate positive secondary impacts in the community such as increased
employment opportunities and additional housing opportunities that the City
needs in order to meet demands of future growth.
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SECTION 15:

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


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



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



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

No improvements to be made within the District will benefit property outside
the District. Furthermore, there will be no improvements made outside the
District that will only partially benefit the District.
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SECTION 16:

Legal Opinion Advising Whether the Plan is
Complete and Complies with Wis. Stat. §
66.1105(4)(f)
Legal Opinion Found on Following Page.
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August 18, 2021

Mayor Dan Toland
River Falls City Hall
222 Lewis Street
River Falls, WI 54022
RE: City of River Falls TID #18
Dear Mayor Toland:
As City Attorney for the City of River Falls, I have reviewed the Project Plan for the City of River
Falls TID #18 and, in my opinion, have determined that it is complete and complies with Wisconsin
Statutes Section 66.1105(4)(f).
If you have any questions, please contact my office. Thank you.
Very truly yours
WELD RILEY, S.C.S

Christopher B. Gierhart
Attorneys for the City of River Falls
Email: cgierhart@weldriley.com
CBG/tak
\\wrprlacy\PMDocs\85047.0100\TID #18 Letter_20210818.docx
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SECTION 17:

Calculation of the Share of Projected Tax
Increments Estimated to be Paid by the Owners of
Property in the Overlying Taxing Jurisdictions
The following projection is provided to meet the requirements of Wis. Stat. §
66.1105(4)(i)4.
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City of River Falls, Wisconsin
Tax Increment District #18
Estimated portion of taxes that owners of taxable property in each taxing jurisdiction overlaying
district would pay by jurisdiction.
Statement of Taxes Data Year:

2020

Pierce County
Lake George Rehab District
City of River Falls
River Falls School District
Chippewa Valley Technical College
Total

Lake George City of River
River Falls
Revenue Year Pierce County Rehab District
Falls
School District
2023
23,320
0
26,993
37,324
2024
77,734
0
89,976
124,412
2025
77,734
0
89,976
124,412
2026
77,734
0
89,976
124,412
2027
77,734
0
89,976
124,412
2028
77,734
0
89,976
124,412
2029
77,734
0
89,976
124,412
2030
77,734
0
89,976
124,412
2031
77,734
0
89,976
124,412
2032
77,734
0
89,976
124,412
2033
77,734
0
89,976
124,412
2034
77,734
0
89,976
124,412
2035
77,734
0
89,976
124,412
2036
77,734
0
89,976
124,412
2037
77,734
0
89,976
124,412
2038
77,734
0
89,976
124,412
2039
77,734
0
89,976
124,412
2040
77,734
0
89,976
124,412
2041
77,734
0
89,976
124,412
2042
77,734
0
89,976
124,412
2043
77,734
0
89,976
124,412
2044
77,734
0
89,976
124,412
2045
77,734
0
89,976
124,412
2046
77,734
0
89,976
124,412
2047
77,734
0
89,976
124,412
2048
77,734
0
89,976
124,412
2049
77,734
0
89,976
124,412
2,044,393

0

Percentage
25.43%
0.00%
29.43%
40.70%
4.44%

3,995,881
0
4,625,182
6,395,383
698,006
15,714,452

2,366,360

3,272,039

Chippewa
Valley
Technical
College
4,074
13,579
13,579
13,579
13,579
13,579
13,579
13,579
13,579
13,579
13,579
13,579
13,579
13,579
13,579
13,579
13,579
13,579
13,579
13,579
13,579
13,579
13,579
13,579
13,579
13,579
13,579
357,117

Total
Revenue Year
91,710
2023
305,700
2024
305,700
2025
305,700
2026
305,700
2027
305,700
2028
305,700
2029
305,700
2030
305,700
2031
305,700
2032
305,700
2033
305,700
2034
305,700
2035
305,700
2036
305,700
2037
305,700
2038
305,700
2039
305,700
2040
305,700
2041
305,700
2042
305,700
2043
305,700
2044
305,700
2045
305,700
2046
305,700
2047
305,700
2048
305,700
2049
8,039,910

Notes:
The projection shown above is provided to meet the requirments of Wisconsin Statute 66.1105(4)(i)4.
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9
MEMORANDUM
TO:

Mayor and City Council

FROM:

Amy Peterson, Community Development Director

DATE:

August 24, 2021

TITLE:

Resolution Approving Specific Implementation Plan for 700 S. Main Street

For information regarding the Specific Implementation Plan for 700 S. Main Street, please refer to
the cover memo for Item 3.

120

RESOLUTION NO.
RESOLUTION APPROVING THE PLANNED UNIT DEVELOPMENT (PUD)
SPECIFIC IMPLEMENTATION PLAN (SIP)
FOR THE 700 SOUTH MAIN PROJECT
WHEREAS, Frisbie Properties, DBA River Falls QOZB, LLC submitted an application for a
Planned Unit Development (PUD) for 700 block of South Main Street, that includes 84 units of
senior housing; and
WHEREAS, the PUD was requested to provide zoning flexibility on the front yard setback and
open space requirements in the R-3 zone; and
WHEREAS, the General Development Plan (GDP) was approved by City Council on June 22, 2021;
and
WHEREAS, the Plan Commission reviewed the Specific Implementation Plan (SIP) on August 3,
2021, and found it to be in conformance with the approved GDP and recommended it be approved
by City Council; and
WHEREAS, the Common Council reviewed the Specific Implementation Plan on August 24,
2021, and has found it to be in conformance with the approved GDP.
NOW, THEREFORE, BE IT RESOLVED, that the Common Council hereby approves the Specific
Implementation Plan for the 700 South Main Project.
Dated this 24th day of August 2021.
CITY OF RIVER FALLS

ATTEST:

Dan Toland, Mayor

Amy White, City Clerk

121

10
MEMORANDUM
TO:

Mayor and City Council

FROM:

Amy Peterson, Community Development Director

DATE:

August 24, 2021

TITLE:

Resolution Approving Developer’s Agreement for 700 S. Main Street

For information regarding the Developer’s Agreement for 700 S. Main Street, please refer to the
cover memo for Item 3.
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RESOLUTION NO.
RESOLUTION APPROVING DEVELOPMENT AGREEMENT
FOR 700 S. MAIN STREET PROJECT
WHEREAS, the City of River Falls and River Falls QOZB LLC have arrived at an agreement for a senior living
housing project to be developed on 700 S Main Street; and
WHEREAS, the proposed housing project is located within an area designated as proposed Tax Incremental
District 18; and
WHEREAS, the Development Agreement includes the following terms:








Minimum tax value $15,000,000, minimum tax amount $305,700
Guarantee term 10 years
Maximum reimbursement $2,558,000
Developer to construct public improvements included in the Specific Implementation Plan (SIP)
including:
o Realignment of E. Park Street
o Construction of public utilities
o Construction of Sycamore Street
o Construction of sidewalks
o Stormwater management
City to purchase properties at 660 and 684 S Main Street for $500,000
City to provide and install street signs

WHEREAS, the Common Council has reviewed the Development Agreement and found the terms and
conditions acceptable.
NOW, THEREFORE, BE IT RESOLVED that the Common Council hereby approves the Development
Agreement between the City of River Falls and River Falls QOZB LLC for the 700 S. Main senior living project
and authorizes the City Administrator to finalize and sign on behalf of the City.
Dated this 24th day of August 2021.

ATTEST:

Dan Toland, Mayor

Amy White, City Clerk
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DEVELOPMENT AGREEMENT
BETWEEN THE CITY OF RIVER FALLS
AND
RIVER FALLS QOZB LLC
This DEVELOPMENT AGREEMENT is made and entered into as of this day of
2021
(the “Effective Date”), by the City of River Falls, a municipal corporation organized under the laws of the State
of Wisconsin, and River Falls QOZB LLC, a Wisconsin limited liability company, d/b/a Frisbie Properties. Frisbie
Properties LLC, a Wisconsin limited liability company is a signatory with respect to its representations and
warranties and specific obligations set forth herein.
WITNESSETH:
WHEREAS, the Developer desires to purchase, develop, construct, and own, a senior housing
development on a 3.09-acre area of land, depicted as Lots 1, 2, and 3 on Exhibit A and more particularly legally
described on Exhibit B; and
WHEREAS, the City and Developer wish to agree on terms and obligations for each party to ensure the
successful development of the Project on the Development Site, both as defined herein below; and
WHEREAS, the elements of the Project, as further defined herein below, including:





Develop a senior housing product that will aid in the fulfillment of housing needs identified in
the City’s 2018 Comprehensive Housing Needs Analysis.
Realign E. Park Street to intersect with W. Park Street.
Upgrade Sycamore Street, including the addition of on-street parking.
Connections, parking, and stormwater improvements to neighboring properties.

WHEREAS, as of the Effective Date the City anticipates adopting a Tax Increment Financing Plan
establishing City of River Falls Tax Increment District No. 18 concurrent with this Agreement and providing for
the use of tax increment financing pursuant to Wis. Stat. § 66.1105, et. al. (the “Statute”), in connection with
providing development Tax Increment financing options to the Developer for the Project; and
WHEREAS, the City believes that the construction of the Project within Tax Increment District No.18
pursuant to this Agreement is in accord with the public purposes and provisions of the applicable stateand local
laws and requirements under which the Project will be undertaken and “but for” the City’s providing the Tax
Increment financing assistance, the Project would not be built and the important public benefits of the Project
would not be achieved.
NOW, THEREFORE, in consideration of the promises and the obligations of the parties herein, each of
them does hereby covenant and agree with each other as follows:
ARTICLE I DEFINITIONS
1.1 Definitions. In this Agreement, the following words and phrases, when having an initial capital letter,shall
have the following meanings:
Page 1 of 16
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a. "Agreement" means this Development Agreement dated as of the Effective Date, by and between the City and
the Developer, as amended and supplemented from time to time pursuant to its terms.
b. “Approved Specific Implementation Plan” or “Approved SIP” means the Specific Implementation Plan
submitted by the Developer for the Project that has been approved by Common Council, as
demonstrated by asigned resolution, and approved by the City Engineer, as demonstrated by a signed
approval letter or memorandum all as a requirement of the Development Review Process required by
the City pursuant to Title 17 of the Municipal Code, River Falls Wisconsin. The term Approved Specific
Implementation Plan includes all subsequent revisions or amendments to the Specific Implementation
Plan prepared by Developer, submitted to the City, and approved by staff and the Common Council.
c. “Articles and Sections” mentioned by number only are the respective articles and sections of this
Agreement so numbered.
d. “Certificate of Completion” means the certification granted by the City of River Falls certifying thatthe
Project has been completed to the full satisfaction of both Parties and of this Agreement.
e. “Certificate of Occupancy” means the temporary or final certification granted by the City of River Falls
Building Inspector upon successful completion of the final inspection of each building associated with
the Project pursuant to River Falls, Wisconsin Municipal Code § 15.04.030.
f.

“City” means the City of River Falls, Wisconsin, a Wisconsin municipal corporation.

g. “City Purchase Parcels” means 684 S. Main Street (Pierce County Tax Parcel No.: 276010850400) and 660
S. Main Street (Pierce County Tax Parcel No.: 276010850500) both as legally described on Exhibit B-1,
located in the City of River Falls, Pierce County, Wisconsin. The Parties agree to confirm and clarify the
legal descriptions of these parcels prior to the Closing as described herein based on any necessary
changes that may be imposed by the approval of the Specific Implementation Plan and the TIF Plan, as
the same are also described herein.
h. “Common Council” means the Common Council of the City of River Falls, Wisconsin.
i.

“County” means Pierce County, Wisconsin.

j.

"Developer" means River Falls QOZB LLC, a Wisconsin limited liability company.

k. “Developer’s Knowledge” means, and is limited to, the actual knowledge of Mathew Frisbie and Shari
Frisbie as of the Effective Date.
l.

“Development Site” means the 3.09-acre area of land legally described in Exhibit B.

m. “Frisbie” means Frisbie Properties LLC, a Wisconsin limited liability company which is an entity affiliated
with the Developer.
n. “Frisbie’s Knowledge” means, and is limited to, the actual knowledge of Mathew Frisbie and Shari Frisbie
as of the Effective Date.
o. “General Development Plan” means the planned unit development (PUD) general development plan
(GDP) for the Project prepared by the Developer and previously submitted and reviewed by the
Common Council and approved by the Common Council on June 22, 2021 (depicted in Exhibit C).
p. “Municipal Code” means the City of River Falls, Wisconsin Municipal Code as codified through Ordinance
No. 2020-11, and any future amendments thereto. .
q. “Parties” means the City and the Developer.
r.

"Project" means the public and private site improvements described throughout this Agreement and
depicted and described in the Approved Specific Implementation Plan. For reference purposes only the
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Project is anticipated to consist of: one building of 84 senior living units, with independent living (38)
units, assisted living (30 units) and memory care (16 units), with underground and surface parking,
together with four 55+ independent living patio townhomes, along with associated public and private
improvements described in the Approved SIP.
s. “Real Estate” means the real property legally described in Exhibit B.
t.

“Reverse TIF Award” has the meaning attached to it in Section 6.2 herein below.

u. "Specific Implementation Plan" or (“SIP”) means the planned unit development (PUD) specific
implementation plan (SIP) for the Project prepared by the Developer and previously submitted to
anticipated to be approved on the same date as approval of this Agreement by the Common Council of
River Falls Wisconsin.
v. “Substantial Completion” means the completion of the public and private infrastructure improvements
pursuant to the Specific Implementation Plan, except for punch list items, landscaping and paving of
parking lots, and the issuance of a temporary or final Certificate of Occupancy from the City (collectively,
the “CO”). Subject to Unavoidable Delays beyond the control of the Developer, any such incomplete
items shall be fully completed within a reasonable time after the date of Substantial Completion,but not
to exceed ninety (90) days thereafter except site improvements such as landscaping shallbe completed
no later than two hundred forty (240) days after the date of Substantial Completionif weather or other
conditions beyond the control of the Developer prevent completion of the same.
w. “TID” means Tax Incremental District No. 18 in the City of River Falls, Wisconsin.
x. “"TIF” means Tax Incremental Financing pursuant to Wis. Stat. § 66.1105.
y. “Tax Increment Financing Plan” or “TIF Plan” means the Tax Increment Financing Plan, prepared and
adopted by the City pursuant to the Statute establishing City of RiverFalls Tax Increment District No. 18
as may be amended from time to time, provided that no amendment shall materially adversely affect
Developer.
z. “TIF Improvements” means those improvements listed on Exhibit F-1 and eligible for use of Tax
Increment Financing proceeds pursuant to Wis. Stat. § 66.1105 as determined by the City and this
Agreement.
aa. "Unavoidable Delays" means delays, outside the control of the party claiming an occurrence, which are
the direct or indirect result of strikes, other labor troubles, unusually severe or prolonged bad weather,
acts of God, public health emergencies or pandemic or Federal restrictions resulting from the same that
may occur following the date of this Agreement, State or Federal limitations on work, fire, floods,
embargoes, terrorist acts or other casualty, litigation or other administrative procedures commenced by
third parties which, by injunction or other similar judicial action, directly results in delays, or acts or
requirements of any federal, state, or local governmental unit (other than the City acting in its contractual
capacity under this Agreement) which directly results in delays.
ARTICLE II
REPRESENTATIONS, WARRANTIES, OF DEVELOPER AND FRISBIE
2.1 Representations and Warranties by Developer. Developer represents and warrants that:
a. Developer is a Wisconsin limited liability company duly organized, existing, and in good standingunder
the laws of the State of Wisconsin and is not in violation of any provisions of its Articles ofOrganization
or Operating Agreement and has full power and authority to enter this Agreement and perform its
obligations hereunder.
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b. Developer will use its best efforts to obtain, in a timely manner, all required permits, licenses, and
approvals, and to meet in a timely manner all requirements of all applicable local, state, and federallaws
and regulations which must be obtained or met before the improvements constituting the Project may
be lawfully constructed. Where this Agreement contains strict time deadlines with respect to any
obligation, such strict time deadlines shall apply, and time shall be of the essence.
c. Developer will use its best efforts to design and construct the Project in accordance with all local, state,
or federal laws or regulations.
d. To Developer’s Knowledge, it has no present notice or knowledge that the execution and delivery of this
Agreement, the consummation of the transactions contemplated hereby, and the fulfillment of or
compliancewith the terms and conditions of this Agreement is prevented or limited by, or in conflict
with or will result in a breach of, the terms, conditions or provisions of the articles of organization,
operating agreement, members agreement or other agreement of Developer, or any evidence of
indebtedness, contract or instrument of whatever nature to which Developer is now a party or bywhich
it is bound, such that any conflicts or breaches would materially impair the Project or deems City security
hereunder inadequate.
2.2 Representations and Warranties by Frisbie. Frisbie represents and warrants that:
a. Frisbie is a Wisconsin limited liability company duly organized, existing, and in good standing under the
laws of the State of Wisconsin and is not in violation of any provisions of its Articles ofOrganization or
Operating Agreement and has full power and authority to enter this Agreement and perform its
obligations hereunder.
b. Where this Agreement contains strict time deadlines with respect to any obligation, such strict time
deadlines shall apply, and time shall be of the essence.
c. To Frisbie’s Knowledge the execution and delivery of this Agreement, the consummation of the
transactions contemplated hereby, and the fulfillment of or compliance with the terms and conditions
of this Agreement is prevented or limited by, or in conflict with or will result in a breach of, the terms,
conditions or provisions of the articles of organization, operating agreement, members agreement or
other agreement of Frisbie, or any evidence of indebtedness, contract or instrument of whatever nature
to which Frisbie is now a party or by which it is bound, such that any conflicts or breaches would
materially impair the Project or deems City security hereunder inadequate.
ARTICLE III
OBLIGATIONS OF DEVELOPER AND FRISBIE
3.1 Obligations of Developer. Subject to the terms and conditions of this Agreement, Developer hereby agrees
and commits to prepare a Specific Implementation Plan in accordance with Article V and to construct the
Project in accordance with the terms of the Agreement.
3.2 Sale of land by Frisbie. Frisbie, agrees to sell the City Purchase Parcels to the City for an agreed upon sum
of $500,000 (the “Purchase Price”) and on other terms and conditions described herein. The City agrees to
exchange the Purchase Price for a limited warranty deed from Frisbie for the City Purchase Parcels within
90 days after the demolition of the existing structures on the City Purchase Parcels is complete on a date
which is mutually agreeable to both Parties (the “Closing Date”. No less than twenty (20) days prior to the
Closing Date, Developer agrees to pay for and provide City with a commitment for issuance an owner’s
policy of title insurance for the City Purchase Parcels from a nationally recognized title insurance company.
The demolition of the existing structures shall be at the sole cost and expense of Developer or Frisbie,as those
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entities may determine. Conveyance of the City Purchase Parcels from Frisbie to City shall be by quit claim
deed,. Developer or Frisbie shall pay for one-half of any reasonable and customary closing fees or charges
imposed by the title company. The Parties shall prorate all property taxes due and payable in the year of
closing based on the number of days in such year. City shall pay the cost of recording all documents
necessary to place record title of the City Purchase Parcels, including any recording fees for such deed. City
shall pay the State of Wisconsin Real Estate Transfer Fee, if applicable.
3.3 Improvements. Developer agrees that it will construct, at its sole cost and expense, all public and private
improvements in substantial conformance with the Approved Specific Implementation Plan and the TIF Plan.
a. Public Improvements shall include, without limitation, and subject to the plans, drawings, terms and
conditions contained in the Approved Specific Implementation Plan and the use of TIF proceeds as
depicted on Exhibit F-1:
(1) E. Park Street Realignment. Developer will design and construct the realignment of E. Park Street to
create an intersection with W. Park Street along with a new access driveway to the existing Associated
Dental Clinic at 650 S. Main Street. Additionally, the Developer will demolish the southernmost
existing access driveway (on S. Main Street) to the dental clinic.
(2) Water Main. Existing water main under E. Park Street will be realigned to fall under the new E. Park
Street alignment.
(3) Storm Sewer. A public storm sewer will be constructed on E. Park Street and Sycamore Street.
(4) Sanitary Manhole. A sanitary sewer manhole will be constructed on Sycamore Street.
(5) Sycamore Street. Developer will design and construct Sycamore Street between E. Park Street and
Broadway Street to urban standards per the City’s Engineering Design Standards and theMunicipal
Code.
(6) Sidewalks. Developer will design and construct a concrete sidewalk along all four sides of the Project
consistent with the Approved Specific Implementation Plan.
(7) Stormwater Management. Developer will design and install the necessary stormwater management
to serve E. Park Street and Sycamore Street between E. Park and Broadway Streetin accordance with
the City’s stormwater management ordinance. The Developer shall also obtain all necessary state
and federal permits required for the development of the Real Estate including a notice of intent from
the Wisconsin DNR.
b. Private Improvements shall include, without limitation, and subject to the Approved Specific
Implementation Plan:
(1) Apartment Buildings. Developer will design and construct all necessary site work, utilities, and
landscaping to accommodate the Project.
(2) Landscaping. As part of the Specific Implementation Plan approval process, and pursuant to the City
Code, Developer shall submit landscape plans to be approved by the City Forester.
(3) Stormwater Management. Developer will design and install the necessary stormwater management
to serve the Project, in accordance with the City Stormwater Management ordinance.The Developer
shall also obtain all necessary state and federal permits required for the development of the Real
Estate including a notice of intent from the Wisconsin DNR.
(4) Water and Sanitary Sewer Utilities. Developer shall cause the Project to be serviced by certain utilities,
including without limitation electric, sewer, water, gas, storm sewer, telephone, cable television and
Page 5 of 16

128

internet (collectively, the “Utilities”). Developer shall be responsible for construction of the
improvements on the Real Estate necessary to provide the Utilities to the Project, including site
grading of the Real Estate necessary for the installation of the Utilities. Developer will be responsible
for cost and installation of Utility connections from the public right-of-way to the Project
improvements.
3.4 Easements. As required by the Approved Specific Implementation Plan, Developer shall dedicate to the City
an irrevocable easement or easements, in a form acceptable to the City Attorney, for the purposes of
drainage, utilities, public right-of-way, and access consistent with the Approved Specific Implementation
Plan.
3.5 Performance Dates. Developer agrees and hereby commits to complete the construction of the Project
according to the following timetable, subject to Unavoidable Delays and subject to the City'sperformance
and necessary approvals. The Parties understand that time is of the essence with regard to the dates herein
specified.
a. November 1, 2021 - Start of construction of the Project.
b. December 31, 2022 - Substantial Completion of the Project.
3.6 Maintenance and Repair. The Developer agrees that after construction of the Project, and for so longas
Developer, or any entity that is controlled by Developer, owns the Real Estate, or any part thereof, the
Developer will keep and maintain said portion of the Real Estate in good condition and repair as required by
the City.
ARTICLE IV OBLIGATIONS OF CITY
4.1 The City will purchase the City Purchase Parcels from Frisbie within 90 days after the demolition of the
existing structures on the City Purchase Parcels is complete per Section 3.2. The agreed upon purchase price
for the purchase of the City Purchase Parcels is $500,000. City and Developer shall pay fees and costs
necessary to transfer title to the City Purchase Parcels as described in Section 3.2 herein above.
4.2 Tax Increment Financing.
a. The City hereby commits to provide TIF to Developer not to exceed $2,558,000.00, consisting of
the Reverse TIF Award, as hereinafter defined and otherwise known as a “pay-as-you-go” tax increment
financing project. The $2,558,000.00 Reverse TIF Award financing shall be used to pay for the TIF
Improvements as described in Exhibit F-1, attached hereto and made a part hereof and for development incentives
that reflect the City’s investment and for any TIF eligible expenses allowed pursuant to Wis. Stat. §66.1105.
b. Source of Tax Increment Funds. The City, in its discretion, shall use whatever financial resources are
available to provide tax increment financing. The options retained by the City include, but arenot limited
to, promissory notes, general obligation bonds, or tax increment bonds. The terms andconditions of Tax
Increment Financing Plan, Tax Incremental District No. 18, as dated September 13, 2021 incorporate by
reference following approval by the City and attached hereto and made a part hereof as Exhibit F (the
“TIF Plan”), as the City is governed by such plan and the Tax Incremental Financing Plan shall control.
c. Except as otherwise stated in the TIF Plan, the specified amounts identified in this Agreement shall be
the maximum tax increment liability of the City and the City shall not be obligated to pay from tax
increment funds any amount in excess of those delineated in this Agreement.
4.3 Installation and Maintenance of Certain Public Improvements.
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a. Street signs. The City agrees to provide and install any and all necessary street signs without additional
costs to Developer and without using any portion of the Reverse TIF Award dedicated to the Developer
herein. Notwithstanding the foregoing, the terms and obligations described in this Agreement shall not
confer any rights or remedies upon any person other than the Parties and their respective successors
and permitted assigns which shall not include any individual members of the public.
ARTICLE V
SPECIFIC IMPLEMENTATION PLAN
AND PROJECT CONSTRUCTION
5.1 Specific Implementation Plan. The Developer shall submit to the City for approval a Specific Implementation
Plan (“SIP”) in compliance with Section 17.72 of the Municipal Code setting forth all details of construction
and development of the Project as required by the Municipal Code. The Developer shall be responsible for
paying all costs associated with the preparation of the SIP, including all engineering and design work for
preparation of the same. However, the City shall not charge the Developer for the City’s costs associated
with review and approval of the SIP, other than the application fee set forth below.
a. Said Specific Implementation Plan (SIP) shall, without limitation, include the following:
(1) Payment of the Specific Implementation Plan (SIP) application fee ($4,150) according to the City’s
feeschedule.
(2) Building plans, architectural renderings, and specifications;
(3) Site plans and specifications;
(4) Demolition plans;
(5) Grading, stormwater and erosion control plans;
(6) Landscaping, lighting, and sign plans and specifications;
(7) Traffic and circulation plans for pedestrians, bicyclists, emergency vehicles, and automobiles;
(8) Utility plans, including electric, water, sanitary sewer, and small utilities (telephone, cable,internet,
etc.);
(9) Any other plans, specifications, or other requirements as determined by the City Engineer.
b. The parties understand that the Specific Implementation Plan (SIP) approval process is outlinedSection
17.72 of the Municipal Code and shall be followed by the City for such approval. Additionally, per this
Agreement, the Specific Implementation Plan (SIP) must be approved by the City Engineer and Common
Council prior to building permit issuance.
5.2 Pre-Construction. The Developer acknowledges the following shall be completed priorto construction
commencing.
a. Obtain building permits. Building permits shall only be issued if the following conditions have been met:
(1) The Specific Implementation Plan (SIP) has been approved by the Common Council and the City
Engineer.
(2) A certified survey map has been recorded with Pierce County that creates the separate building lots
for the Real Estate, consistent with Exhibit A, necessary for the construction of the Project and
dedicates all public rights-of-way and easements required by the Approved Specific Implementation
Plan.
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(3) Payment of all required permit and impact fees in accordance with the Municipal Code and fee
schedule.
(4) Frisbie shall convey fee simple title of Lot1 and Lot 2 as shown on Exhibit A to Developer, prior to
commencement of construction of the Project, so that Lot 1 and 2 as shown on Exhibit A of the
Certified Survey Map shall be under single ownership
b. All temporary drainage facilities on the site shall be graded in accordance with the SIP and shall have
temporary erosion control and sediment control measures in place as indicated on the Approved Specific
Implementation Plan.
c. Insurance. Developer shall furnish the City with proof of payment of premiums on:
(1) Comprehensive general liability insurance or its equivalent, including operations, contingent liability,
operations of subcontractors, completed operations and contractual liability insurance, together
with an owner’s contractor’s policy or its equivalent with limits against bodily injury and property
damage of not less than one million dollars for each occurrence (toaccomplish the above required
limits, an umbrella excess liability policy may be used); and
(2) Worker’s compensation insurance with statutory coverage according to the laws of the State of
Wisconsin.
(3) Should Developer or Developer's contractor choose blasting as a means of rock removal, standards
imposed by the State of Wisconsin shall be met. All permits required for insuranceshall be filed with
the City Clerk prior to actual work. Insurance shall be for a minimum of onemillion dollars per
occurrence. The City shall jointly inspect and document the condition withthe Developer's Engineer
of all basements within a 600-foot radius of the initial point of blasting prior to the commencement
of said blasting. The Developer shall be responsible for paying all costs associated with this inspection.
Developer shall be responsible for any damageoccurring to any structure, utility line or service, or any
other consequential damage due to the blasting.
d. The policies of insurance or their equivalent required pursuant to clauses (i), (ii), and (iii) above shall be in
form and substance satisfactory to the City Attorney and shall be placed with financially sound and
reputable insurers licensed to transact business in the State.
e. Letter of Credit and/or Performance Bond. An irrevocable letter of credit approved by the City Attorney
shall be submitted for all public improvements that are required to be installed in accordance with the
Approved Specific Implementation Plan. In lieu of a letter of credit, the Developer may submit a
performance bond from a reputable bonding institution. The amount ofthe bond or letter of credit shall
be in the amount of 120% of the value of the outstanding improvements and erosion control including
warranties of completed work on a phase basis as determined by the City Engineer. The letter of credit
or bond shall be valid for throughout the entire public improvement warranty period per Section 5.4(d).
The letter of credit or bond may require periodic renewal in order to secure the improvements through
the warranty period.
f.

Pre-construction meeting. Prior to the start of site construction, the Developer shall facilitate a preconstruction conference with the construction inspector, general contractor, city engineer, and building
inspector.

5.3 Construction. In accordance with ordinances of the City of River Falls, the Wisconsin Statutes, and the
Wisconsin Administrative Code, the Developer shall construct all public and privateimprovements as are
contained in the Approved Specific Implementation Plan and enumerated in Article V of this Agreement.
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a. Construction Schedule. Developer shall commence or cause other entities to commence construction
on the Project on or before November 1, 2021 with Substantial Completion of the Project improvements
described in the Approved SIP on or before December 31, 2022.
b. Inspections and Rights of Access.
(1) Pursuant to the terms of the Municipal Code, the City shall have the right, at such times and upon
such locations as it deems necessary, to inspect the construction of the public improvements to
ensure compliance with plans and specifications, good engineering and construction practices, and
all the requirements of law and ordinance. Inspections done by the City shall be at the expense of the
City. If required by the terms of the Municipal Code, the Developer shall pay for independent testing
required by the City and in accordance with local ordinances.
(2) The Developer shall provide a full-time inspector during construction of public underground
infrastructure such as water, sewer, and stormwater infrastructure. The inspector shall be a
representative of the Developer’s engineering firm and shall work under the direct supervisionof a
professional engineer registered in the state of Wisconsin. Installation of bituminous wearcourse shall
not proceed until the City has been provided an opportunity to inspect all publicimprovements in
the roadway and authorized placement of the wear course. Inspector shall provide City with
inspection records as requested by City Engineer. Construction shall adhereto River Falls Municipal
Utilities standard specification which is on file with City Engineer. If discrepancies exist between City
specifications and plan documents, inspector shall contact City Engineer.
c. The Developer shall permit the representatives of the City to have access to the Project at all reasonable
times during and following the construction when such party deems access necessary to ensure
compliance with the terms and conditions of this Agreement. Nocompensation shall be payable, nor
shall any charge be made in any form by any party for theaccess provided in this Agreement. The City
shall make reasonable efforts not to interfere with or delay construction during such inspections and
shall give Developer no less than 24 hours’ notice unless such inspection is a result of an emergency
condition.
d. Utility Installation.
(1) The Developer shall coordinate the installation of electrical, gas, telephone, and cable to the Real
Estate with regards to the locations of facilities within public rights of way and easements.
(2) Sewer and water shall pass all required testing prior to connecting water and sewer infrastructure in
the buildings to the new sewer and water mains.
5.4 Project Finalization.
a. Certificate of Occupancy. A Certificate of Occupancy shall only be issued pursuant to the requirements
of Municipal Code § 15.04.030 for buildings associated with the Project if curb, gutter, sidewalk, City
sewer and water service, electric/gas/phone, bituminous base/ binder, and all other public
improvements are in place which are in compliance with this Agreement and all applicable ordinances,
laws, rules, and regulations.
i.

All permanent stormwater conveyance facilities located within easements and right-of-way
through which stormwater from the Real Estate flows shall be complete in accordance with the
Approved Specific Implementation Plan and shall have permanent and temporary erosion and
sediment control measures in place as indicated on the Approved Specific Implementation Plan.

ii.

All permanent ponds and other stormwater facilities to which stormwater from the Real Estate
flows shall be completed in accordance with the Approved Specific Implementation Plan and
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shall have permanent and temporary erosion and sediment control measures in place as indicated
on the approved plans.
b. Stormwater engineer’s certification. To ensure proper installation of stormwater management practices
in accordance with Approved Specific Implementation Plan and calculations, the City requires that the
Developer’s engineer, licensed in Wisconsin, oversee and certify construction of the same.The engineer
shall submit a signed and stamped certification that he/she has successfully completed site inspections
and that construction of all storm water management practices was according to the Approved Specific
Implementation Plan and these practices are functioning as intended.
i.

Approving Dedication of Public Infrastructure. Certain public infrastructure as described and defined
in the Approved Specific Implementation Plan is intended to be constructed by Developer and
dedicated to the City, namely roadway, sidewalk, water, stormwater,and sanitary sewer infrastructure
pursuant to the terms of this Agreement. The City's obligation to accept a dedication shall be
governed by its policies and ordinances, Wisconsin State Statutes, and the Wisconsin Administrative
Code. The City's required specifications for infrastructure anticipated to be dedicated to the City are
onfile with the City Engineer. Preliminary construction plans have been reviewed by the City Engineer
and Utility Director. Final construction plans shall be approved by the City Engineer and the Utility
Director prior to beginning construction of any improvement. To the extent that Developer elects to
construct private improvements, including but not limited to streets, sidewalks, utilities and curb and
gutter, the construction of which may not meet or exceed City standards, Developer acknowledges
that the City reserves the right, should the Developer or any of its successors or assigns seek to
dedicate or otherwise convey the same or any part thereof to the City at any time in the future, to
refuse to accept ownership thereof in the name of the public. The responsibility to operate, maintain
and repair all private improvements shall remain vested in Developer, its successors and assigns.
Following project completion, Developer shall initiate the acceptance of public improvements
through written certification to the City Engineer and Utility General Manager that all public
improvements are complete and constructed in accordance with the approved construction plans
except as clearly noted on record drawings accompanying the written certification. An inspection by
City and Utility personnel will be conducted within 10 working days of receiving written certification,
such inspection to be conducted at the City's soleexpense. Inspections are only scheduled between
April 1 and November 15 of each year and working days to respond shall be suspended outside of
this timeframe. To the extent there exists a deficiency in the construction of the utilities proposed
for dedication, the City will provide a punch list of observed deficiencies to the Developer within 15
working days of receiving written certification. Written recertification by the Developer that all
deficiencies have been corrected shall be provided to the City Engineer and Utility Director within
two months of initiating acceptance or the list will become null and void, and a new list will be
prepared. Such a recertification by Developer shall be processed in accordance with the same
timelines set forth herein. If no deficiencies are found or remediated to the satisfaction of the City,
the City staff will recommend accepting the public improvements to the City Council. Adoption of a
resolution by the City Council shall serve as the Certificate of Completion and acceptance of public
improvements. The warranty period shall begin on the date of adoptionof such a resolution. Such
Certificate of Completion shall be a conclusive determination of satisfaction and completion of the
public improvements, which are the responsibility of Developer.Such Certificate of Completion shall
not constitute evidence of compliance with or satisfaction ofany obligation of Developer to any
holder of a mortgage, or any insurer of a mortgage, securing money loaned to finance the
improvements, or any part thereof.
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c. Guarantee and Warranty of Site Improvements. Developer shall warrant and guarantee the construction,
installation, quality, and reliability of the public site improvements that are construction responsibility of
Developer under Section 3.3 of this Agreement for period of 14- months from the time the public
improvement is accepted by City.
d. Representation as to Development. Developer represents and agrees that its undertakings pursuant to
this Agreement are, and will be used, for the purpose of development of the Project and not for
speculation in land holding. Developer further recognizes that, in view of the substantial financing and
other public aids that have been made available by the City for the purpose of making such development
possible, the public and private improvements as shown in the Approved SIP will be constructed in a
timely and workmanlike manner as approved by the City.
e. Record Drawings. After completion of the public improvements and acceptance by the City, the
Developer shall have its engineer supply the City with a complete set of record as built drawings within
90 days of completion of the Project. These plans shall show actual surveyed locations and elevations of
key features of the storm water facility, such as pipe size, material and invert elevations, berms, spillways,
pond elevations (bottom, safety shelf, high water level, and overflow), emergency overflow elevations,
and any other items deemed necessary by the City to determine compliance. For privately maintained
facilities these plans shall be provided in CAD and PDF format. For publicly maintained facilities, these
plans shall be provided in CAD, and PDF. Additional information about record plans can be found in
section A7.1 of the City's Storm Water Management Standards. Record plans shall be stamped and
signed by a registered land surveyor or an engineer licensed in the State of Wisconsin and must contain
the following statement: "I hereby certify that, to the best of my knowledge and in accordance with
applicable standards, the surveying data presented in this document reflects as-built locations and
elevations for the storm water management facilities shown.
f.

"Certificate of Completion. Upon completion of Subsections a-e, above and completion of the Project in
accordance with this Article V and the Approved Specific Implementation Plan, the Cityshall issue a
Certificate of Completion for the Project and refund the stormwater financial guarantee.
ARTICLE VI
GUARANTEES OF CITY AND DEVELOPER

6.1 Purposes of Guarantees. Both parties to this Agreement understand that there will be the commitment of
and/or expenditure of public monies through the tax increment financing. It is the intent of the parties
hereto to provide that Developer give adequate guarantees and security to ensure that the Project will be
constructed, and the public monies will be repaid as specified below. The parties intend for this guarantee
to cover the period of time before and after construction, to allow for the completion of the Project and the
amortization of public expenditures for this Project per the TIF Plan, as adopted by the Joint Review Board
and Common Council. Any term not defined in this Agreement shall have the meaning assigned to it in the
TIF Plan. If a conflict arises between the meaning of a term in this Agreement and the TIF Plan, the meaning
in the TIF Plan shall control.
6.2 Reverse Tax Incremental Financing. Pursuant to the terms of the TIF Plan, in each tax year commencing January
1, 2024 and ending January 1, 2033 (the “Payment Term”) (i.e. 10 years of increment revenue), the Collected
Tax Increment which is generated by the Project shall, subject to the terms and condition of the TIF Plan,
and provided that the Developer is not delinquent in the payment of property taxes with respect to the Real
Estate, and has paid all fees associated with the Project, be paid to the Developer in accordance with the
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terms of this Agreement,not to exceed a maximum aggregate amount of Two Million Five Hundred FiftyEight Thousand Dollars ($2,558,000.00) (the “Reverse TIF Award”). Any such payment owed shall be paid on
or before October 1 of each year during the Payment Term until the Reverse TIF Award is paid in full or the
TID is closed pursuant to the terms of the TIF Plan, whichever is earlier.
For the purposes of this Agreement, the total amount of new taxes collected during the Payment Term as
a result of the growth of taxable market value in the Real Estate from construction of the Project and not
attributable to the ad valorem real estate taxes attributable to the base market assessed tax value
determined on January 1, 2020 shall be referred to herein as the “Collected Tax Increment. ” The City shall
collect and administrative fee equal to sixteen (16%) of the Collected Tax Increment to reimburse the City
for the costs associated with the administration of the TID (the “City Portion”). Pursuant to the TIF Plan,
the City pledges to the Developer the Collected Tax Increment, minus the City Portion (the “Net Increment”)
for each year during the Payment Term as the Reverse TIF Award until the sum of the pledged Net Increment
payments made to Developer reaches a total $2,558,000.00. If, by the final payment date of the Payment
Term, there has been insufficient Collected Tax Increment to pay the full amount of the Reverse TIF Award,
the City shall have no further obligation to make any payments whatsoever on the Reverse TIF Award, the
TIF Plan, or payments to Developer from the Collected Tax Increment. The goal and intention of these
subsections is that the City is only obligated to pay to Developer the lesser of (i) the amount of actual
Collected Tax Increment actually received by the City and attributable to the Real Estate for tax years 2024
through 2033, and (ii) $2,558,000.00.
6.3. Guaranteed Assessment and Payment. Developer agrees that the Real Estate, once developed, shall carry a
tax assessment value of not less than $15,000,000.00. Developer hereby waives any right of notice, protest,
or right to contest the final assessed valuation of the agreed upon value of $15,000,000.00. It is understood
between the parties that this assessment is the minimum necessary to enable the City to offer the financial
incentives contained in this Agreement. This waiver of protest and right to contest the assessment shall
commence on the date of issuance of a Certificate of Occupancy by the City for the Project and continue
until Developer has paid all ad valorem real estate taxes assessed on the agreed upon value of the Real Estate
as shown in the Minimum Assessment Agreement and during the Payment Term. By way of explanation, if
the agreed upon value of the Real Estate is first assessed as of January 1, 2023, the Developer’s obligation to
pay taxes based on the agreed minimum assessed value shall continue through 2034, when taxesfrom the
year 2033 would be due and payable. Provided, that after the time period set forth above, or in the event
the assessor assesses the Real Estate above $15,000,000.00, Developer shall retain all statutory rights of
notice and protest to any real estate tax special assessment. In no event shall the market value for real estate
tax assessment ever be determined to be lower than $15,000,000.00 during the Payment Term.. Regardless
of the minimum assessed value of the Project, which is imposed by this section, the minimum amount of ad
valorem real estate taxes the Developer shall pay with respect to the Real Estate in any individual calendar year
during the Payment Term shall be no less than $305,700 per year after the issuance of a Certificate of
Occupancy for the Project (the “Minimum Tax Obligation”). Any shortfall between the amount of ad valorem
real estate taxes collected by the County in any calendar year of the Payment Term and the amount of the
Minimum Tax Obligation provided to the City, shall be paid to the City Treasurer by January 31 of each year.
So long as the City is not in default of the terms and conditions of this Agreement, the Developer agrees to
pay the Minimum Tax Obligation shall be effective for ten (10) years, commencing upon the date of the
issuance of the Certificate of Occupancy.
ARTICLE VII
ASSIGNMENT AND TRANSFER
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7.1 Assignment and Transfer. Notwithstanding the above, the City recognizes that Developer, once the Project
has been constructed, may wish to transfer, assign, or sell the improved Real Estate to a third party. The
Developer may assign, sell, convey or transfer the project to a third party, with the written permission of the
City, said permission not to be unreasonably withheld. Provided, however, that anyassignment, sale, transfer
or conveyance to a third party must provide for the third party's assumptionof any and all performances
required by the Developer hereunder. The third party, who must be acceptable to the City by the giving of
written permission herein, shall enter a Novation Agreement substituting its performance for that of
Developer. In the event the City permits the transfer of the Project to a third party and a Novation
Agreement is signed, Developer shall be released of any and all liability from the performance of any of the
conditions of this Agreement and shall be released ofany liability to the City. Notwithstanding anything
therein to the contrary, the Real Estate may not be sold, transferred or conveyed to, or lease or owned by
any entity or used in any manner which would render any part of the Real Estate exempt from property
taxation, unless the purchaser, transferee, lessee or owner first executes a written agreement satisfactory to
the City Attorney and Common Council provided for payments in lieu of taxes to the City.
ARTICLE VIII
EVENTS OF DEFAULT
8.1 Events of Default Defined. The following shall be "Events of Default" under this Agreement and the term
"Event of Default" shall mean whenever it is used in this Agreement any one or more of the following events:
a. Failure by Developer or Frisbie to comply or meet any one of the material provisions of this Agreement,
including time deadlines for Project completion by December 31, 2022, subject to Unavoidable Delays
and delay or performances by City.
b. Failure by Developer to substantially observe or perform any material covenant, condition, obligation or
Agreement on its part to be observed or performed under this Agreement, subject to Unavoidable
Delays and delay or performances by City.
c. Failure of either one of the Parties to pay any monetary obligation imposed by this Agreement.
d. Notwithstanding the foregoing, both Parties agree that an Event of Default shall not have occurred until
thirty (30) days after the non-defaulting party delivers written notice pursuant to Section 9.4 herein
below of the conditions causing an Event of Default to the defaulting party and such defaulting party
has been given an opportunity to cure such conditions which could give rise to such Event of Default.
8.2 Remedies on Default.
a. If Developer or Frisbie commits or causes an Event of Default to occur, the City’s remedies shall include,
but not be limited to, revocation of building permit, withholding of occupancy permit, prohibiting the
transfer or sale of lots, not issuing building permits as allowed by law, or terminating or reducing any
Reverse TIF Award. The City shall have no obligation to expend any additional tax increment funds that
have not already been spent in the event of Developer's or Frisbie’s default.
b. If the City commits or causes an Event of Default to occur, Developer's performance deadlines shall be
extended for the time the City did not perform its obligations, and Developer may pursueremedies
available.
8.3 No Remedy Exclusive. No remedy herein conferred upon or reserved to the City or Developer is intended
to be exclusive of any other available remedy or remedies, but each and every such remedyshall be
cumulative and shall be in addition to every other remedy given under this Agreement or now hereafter
existing at law or in equity or by statute. No delay or omission to exercise any right orpower accruing upon
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any default shall impair any such right or power or shall be construed to be a waiver thereof, but any such
right and power may be exercised from time to time and as often as maybe deemed expedient.
8.4 No Additional Waiver Implied by One Waiver. In the event any provision contained in this Agreementshould
be breached by any party and thereafter waived in writing by any other party, such waiver shall be limited
to the particular breach so waived and shall not be deemed to waive any other concurrent, previous or
subsequent breach hereunder.
ARTICLE IX
ADDITIONAL PROVISIONS
9.1 Restrictions on Use. Developer and Frisbie each respectively agrees for itself, its successors, and assigns
and every successor in interest to the Real Estate, or any part thereof, that Developer and Frisbie, and their
respective successors and assigns shall devote the Real Estate to, and only to, and in accordance with, the
uses specified in this Agreement and any applicable land covenants. Conflicts of Interest. No member,
official, or employee of the City shall have any personal interest, direct or indirect, in the Agreement, nor
shall any such member, official or employee participate in any decision relating to the Agreement which
affects his personal interest or the interest of any corporation, partnership or association in which he is,
directly or indirectly, interested. Provided, however, that after this Agreement has been signed, a member,
official, or employee of the City may have contact and business relations with Developer relating to the Real
Estate only if a full disclosureis made to the Common Council of the City in compliance with Federal, State
and local law, and it does not impair the exercise of said member's, official's, or employee's independent
judgment on behalf of the City. No member, official, employee,or consultant of the City shall be personally
liable to Developer, or any successor of interest, in the event of any default or breach by the City for any
amount that may become due to Developer or successor, or on any obligation under the terms of the
Agreement.
9.2 Title of Articles and Sections. Any titles of the several parts, articles and sections of the Agreement are
inserted for the convenience of reference only and shall be disregarded in construing or interpreting any
of its provisions.
9.3 Notices and Demands. Except as otherwise expressly provided in this Agreement, a notice, demand, or
other communication under the Agreement by either party to the other shall be sufficiently givenor
delivered if it is dispatched by registered or certified mail, postage prepaid, return receipt requested, by
reputable overnight delivery service, or delivered personally; and (a) in the case of Developer or Frisbie as
addressed to or delivered personally to the company at: N8654 1090th Street, River Falls, WI 54022,
Attention: Shari and Matt Frisbie, Owner (b) in the case of the City as addressedto or personally delivered
to the City at: City Hall, 222 Lewis Street, River Falls, WI 54022, Attention: City Administrator, with copy to
City Clerk; or at such other addresses with respect to either such party as that party may, from time to time,
designate in writing, and forward to the other as providedin this section.
9.4 The terms, conditions and duties provided described in this Agreement is for the sole benefit of the Parties
hereto and their respective successors and permitted assigns and nothing herein, express or implied, is
intended to or shall confer upon any other Person, member of the general public or entity any legal or
equitable right, guaranty, warranty, benefit or remedy of any nature whatsoever under or by reason of this
Agreement.
9.5 Counterparts. This Agreement is executed in any number of counterparts, each of which shall constitute
one in the same instrument.
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9.6 Law Governing. This Agreement shall be governed by and construed in accordance with the laws of the
State of Wisconsin.
9.7 Short Form Recordable. A short form of this Agreement may be recorded in the chain of title to all affected
properties hereunder. Said form is attached as Exhibit E as a Memorandum of Development Agreement.
9.8 Release of All Oral or Written Agreements. Upon the signing of this Agreement, all prior oral and written
Agreements between the City and Developer are terminated and released, as this documentcontains the
complete Agreement between the parties with respect to the Project.
9.9 Amendments. No provision, performance or obligation imposed by this Agreement may be amended,
modified, supplemented or terminated without the written mutual consent of the Parties hereto.
9.10 Hold Harmless and Indemnification. The Developer hereby expressly agrees to indemnify and hold the
City and its agents harmless from and against all claims, costs and liability of every kind and nature arising
out of the effectuation of the terms and conditions of the Project, for injury or damage received or
sustained by any person or entity in connection with, or on account of the performance of work at the Real
Estate and elsewhere pursuant to this Agreement. The Developer further agrees to aid and defend the City
or its agents (at no cost to the City or its agents) in the event they are named as a defendant in an action
concerning the performance of work pursuant to this Agreement except where such suit is brought by the
Developer. The Developer is not an agent or employee of the City. Notwithstanding anything herein to the
contrary in this Section 9.10, Developer shall not be obligated to indemnify or defend the City or its agents
in situations in which the claims, costs and liability are the result of the City’s or its agent’s gross negligence
or willful misconduct.
a. The Developer shall inform and require all contractors engaged in the construction of the Project to
comply with the requirements of this Agreement pertaining to damage claim, indemnification of the
City and providing insurance coverage that are established by the City (such insurance coverage
requirements shall be communicated to the Developer in writing and shall be consistent with the City’s
customary requirements for projects similar to the Project). The Developer shall also require contractors
engaged in the construction of the Project to maintain a current Certificate of Insuranceon file with the
City Clerk.
9.11 Resolutions and Attorney's Letter. Developer warrants that it has adopted a corporate resolution
authorizing the signing of this Agreement, and the City warrants that a resolution has been passed by the
Common Council authorizing the signing of this document. Developer shall provide City with a letter from
its attorney stating that the signing officers of Developer hold such designated positionsand have authority
to so sign.
ARTICLE X
CONTINGENCIES AND OTHER PERFORMANCES
10.1 Installation of Improvements.
Developer, at its sole cost and expense, shall be completely responsible for the installation of all public
and private improvements and utilities and the construction of the Project, and none of the Project shall
be constructed by the City. The City's obligation herein is to provide the amounts of tax increment
financing for the purposes specified in Section 4.3 and the TIF Plan.
10.2 City’s Contingencies. The City’s obligations under this Agreement are expressly contingent upon
establishment of Tax Increment District No. 18 and approval of the Specific Implementation Plan (SIP). If
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Tax Increment District No. 18 is not established, or the Specific Implementation Plan (SIP) is not approved,
on or before September 13, 2021, then this Agreement shall be null and void and the Parties shall have no
further obligation to the other.
10.3 The Developer and the City agree that all efforts have been made to accurately identify the costs of the
Project and the value of the public and private investment that are the basis for the utilization of tax
increments necessary to amortize public expenditures related to this Project. Notwithstanding the above,
nothing in Article XI shall be construed as requiring or authorizing the expenditure of public monies above
the maximum limits set forth in Sections 4.2 and 6.2 of this Agreement or the TIF Plan attached hereto and
made a part hereof, which may only be authorized by the Common Council.
Remainder Intentionally Left Blank
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IN WITNESS WHEREOF, the City has caused this Agreement to be duly executed in its name and behalf and its
seal to be hereunder duly affixed and Developer has caused this Agreement to be duly executedin its name
and behalf and on the date first above written.
City of River Falls

Dan Toland, Mayor

ATTEST:

Scot E. Simpson, City Administrator

Amy White, City Clerk

River Falls QOZB LLC

ATTEST:

Mathew J. Frisbie
Its: President
Frisbie Properties LLC

ATTEST:

Mathew J. Frisbie
Its: President

[Signature Page]
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EXHIBIT LIST
Exhibit A: Development Site
Exhibit B: Real Estate
Exhibit B-1: City Purchase Parcels
Exhibit C: City Council-Approved General Development Plan (GDP) for “the Project”
Exhibit D: City-Approved Specific Implementation Plan for “the Project”
Exhibit E: Memorandum of Development Agreement
Exhibit F City-Approved Tax Increment Financing Plan, Tax Incremental District No. 18, as dated
September 13, 2021
Exhibit F-1 – TIF Improvements

[Exhibit List]
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Exhibit A: Certified Survey Map Depicting the Development Site

[Exhibit A]
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Exhibit B: The Real Estate (Certified Survey Map Legal Description)

[Exhibit B]
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Exhibit B-1: Legal Description of the City Purchase Parcels
(depiction outlined in red – legal description to be confirmed)

[Exhibit B-1]
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Exhibit C: City Council-Approved General Development Plan (GDP) for “the Project”

[Exhibit C]
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Exhibit D: City-Approved Specific Implementation Plan for “the Project”

[Exhibit D]
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Exhibit E
Memorandum of Development Agreement(see attached)

[Exhibit E]
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MEMORANDUM OF
DEVELOPMENT AGREEMENT

Recording Area
Name and Return Address
Christopher B. Gierhart
Weld Riley, S.C.
PO Box 1030
Eau Claire, WI 54702-1030
Parcel Identification Numbers
(PINs)
This is not homestead property.
This is not a conveyance under Wis. Stat. §
77.21(1),and is not subject to transfer return or
fee.

THIS DOCUMENT WAS DRAFTED BY:
Attorney Christopher
B. GierhartWeld Riley,
S.C.
PO Box 1030
Eau Claire, WI 54702-1030
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MEMORANDUM OF DEVELOPMENT AGREEMENT

THIS MEMORANDUM OF DEVELOPMENT AGREEMENT (this “Memorandum”) is
made and entered into by and between the City of River Falls, a Wisconsin municipal corporation
(“City”)and River Falls QOZB LLC, a Wisconsin limited liability company (“Developer”), who agree as
follows:
WHEREAS, as of
, a Development Agreement (the “Development
Agreement”)was entered into by and between the City and Developer regarding the property legally
described on the attached Exhibit A (the “Property”); and
WHEREAS, Developer and City wish to memorialize of record the existence of the
DevelopmentAgreement.
NOW THEREFORE, for good and valuable consideration, the sufficiency of which is
agreed,Developer and City agree as follows:

1. Notice is hereby given that the Property is subject to all terms and conditions of the
DevelopmentAgreement.

2. Reference is made to the Development Agreement for a full statement of the terms and
conditions ofthe Development Agreement, all of which are incorporated herein by reference.

3. This Memorandum is made and executed by the parties for the purpose of recording the same

in theapplicable office in the county in which the Property is located. This Memorandum is
executed anddelivered with the understanding and agreement that it shall not in any manner
whatsoever, alter, modify, or vary the terms and conditions of the Development Agreement.

4. The obligations of City and Developer under the Development Agreement run with the

Property and inure to the benefit of City and Developer, and their respective successors and
assigns, and areincorporated herein by this reference
[Signature Pages Follow]
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IN WITNESS WHEREOF, the parties have caused this Memorandum to be executed on
the date(s) set forth below.
CITY:

Dan Toland, Mayor

Amy White, City Clerk

ACKNOWLEDGEMENT

STATE OF WISCONSIN
COUNTY OF

)
)ss.
)

Personally came before me on the
day of
, 2021, the abovenamedDan Toland and Amy White, to me known to be the person(s) who executed the
foregoing instrument and acknowledged the same.

State of
My commission expires:

, Notary Public

[Signature Page 1 of 2]
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DEVELOPER:

RIVER FALLS QOZB LLC
By:
Frisbie
Its:

Mathew J.

ACKNOWLEDGEMENT

STATE OF
COUNTY OF

)
)ss.
)

Personally came before me on the
day of
, 2021, the above-named Mathew
J. Frisbie, to me known to be the person(s) who executed the foregoing instrument and
acknowledged thesame.

State of
My commission expires:

, Notary Public

[Signature Page 2 of 2]
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Exhibit A
Legal Description of Property

Tax Parcel Nos.:

[Exhibit A]
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Exhibit F
City-Approved Tax Increment Financing Plan, Tax Incremental District No. 18, as dated September 13,
2021

[Exhibit F]
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Exhibit F-1
TIF Improvements(see attached)

[Exhibit F-1]
154

