AGENDA
PLAN COMMISSION
JUNE 1, 2021
**Please note that due to the ongoing COVID-19 public health emergency, all members of this governing
body will attend via telephone or internet.
The City Council Chambers will be open to the public but limited to 10 attendees due to social distancing.
(Use the lower level doors.) Be advised that the building may not be open until 6:15 p.m.
For your safety and that of our community, please watch online in lieu of attending in person. The public may
view and/or participate in the meeting by:
•
•
•
•

Calling Toll Free 1-844-992-4726; Access code: 132 718 2647
Event password: 1234
Visiting the web link: https://tinyurl.com/RFPC6121
Viewing the City's YouTube Channel: https://www.youtube.com/user/cityofriverfalls

Those wishing to speak during “public comment” (either remotely or in person) may do so at the discretion
of the presiding officer (the Mayor). Please be advised that the Mayor may set time limits or limit repeat
comments.
Persons wishing to make a public comment should contact Brandy Howe (bhowe@rfcity.org 715-426-3431)
by 4 p.m. on the day of the meeting to be added to the list and can be accommodated during the meeting.

AGENDA BEGINS ON NEXT PAGE

AGENDA
PLAN COMMISSION
JUNE 1, 2021
CALL TO ORDER – 6:30 p.m.
PLEDGE OF ALLEGIANCE
ROLL CALL
APPROVAL OF MINUTES
1. Minutes of the May 4, 2021 Plan Commission meeting
PUBLIC COMMENTS – Non-Agenda Related Topics
PUBLIC HEARING
2. General Development Plan for 700 S. Main Street
ORDINANCES AND RESOLUTIONS
3. Resolution to approve a General Development Plan for 700 S. Main Street
REPORTS
4. Director’s Report
ADJOURNMENT
Council members may be in attendance for informational purposes only.
No official Council action will be taken.

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

MINUTES
PLAN COMMISSION
May 4, 2021 at 6:30 p.m.
Virtual and City Council Chambers
Members Present:
Members Absent:
Staff Present:
Others Present:

Dan Toland, Lisa Moody, Patricia LaRue, Hal Watson, Craig Hofland, Chris
Holtkamp
Rebecca Prendergast (excused)
Amy Peterson, Crystal Raleigh, Brandy Howe, Sam Wessel
Jim and Teri Renslow, property owners, Riverside Cottages
Gordon Awsumb, developer, Riverside Cottages
Jim Sullivan, 135 Cascade Court

CALL TO ORDER
Meeting convened at 6:31 p.m.
APPROVAL OF MINUTES
M/Holtkamp, S/Moody to approve minutes. Motion carried 5-0.
PUBLIC COMMENTS
Jim Sullivan, 135 Cascade Court, was in attendance to learn about Riverside Cottages and reiterate
concerns as a neighbor. He is not against development but is concerned about the increased traffic on
Cascade Court and State Street since the road is more like a driveway, having no gutters, being 24’ wide,
and a driveway apron entrance. Currently, snowplows can’t use the road and smaller trucks plow all the
snow to the end of the court, and cars have to pull over to pass each other in winter. Jim would prefer
single family homes on the two buildable lots, but he does like the Main Street access if the density must
be higher. He is concerned people will cut through the new development to Main Street when cars are
lined up on Park Street to turn on Main Street coming out of Glen Park, increasing traffic on the smaller
streets. He is also concerned that student housing will bring noise and parties like they’ve had in the
neighborhood in the past. He would also like to know if there is enough room for existing homeowners
to back out of driveways and room for snow storage if Cascade Court is partially vacated. Finally, the
purpose of this meeting is to discuss Planned Unit Development (PUD) flexibilities for things like lot area
and setbacks, and that a 50% reduction in setbacks seems excessive.
PUBLIC HEARING
Riverside Cottages General Development Plan at 641 South Main Street.
Howe gave a presentation about the project, highlighting that it features 8 platted small-lot homes with
3 bedrooms and 2 bathrooms. The project proposes vacating part of Cascade Court in exchange for
frontage on Main Street that will accommodate its future design. She mentioned the other multifamily
options presented for the site that were not received favorably by neighbors and Plan Commission. The
small lot design resembles the City’s earliest plats and smaller homes are in short supply in River Falls.
The design differs from surrounding homes in that it has front-loading garages rather than side or rear
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garages. Flexibilities include reduced setbacks, lot area, lot width, and the use of a private street rather
than a public street. Community benefits of the project include parkland dedication along the South Fork
for a future trail shown in the Kinni Corridor Plan (2019). Staff anticipates an increase in traffic on Cascade
Court and State Street, but the roads are already constructed to accommodate the traffic. Staff received
a call from a neighbor who asked questions but did not provide comments. Some revisions to the GDP
and preliminary plat are in the works and may be ready for Plan Commission to vote at the June meeting.
Gordon Awsumb mentioned that they’ve worked hard for a year and a half to make the project work,
balancing needs of the bank, neighbors, and future tenants. This small site is hard to make the economics
work so there is little chance that fewer units could move forward, but the product is high-quality and
net-zero design. Since sending in the elevations, they’ve decided to go with high-quality horizontal siding,
each unit a different color, with high quality finishes on the inside. They are not restricted to students,
but higher rents are targeted towards a different demographic, and they will screen applicants who are
able to afford them and won’t abuse the site. Gates or speed bumps are possible to keep traffic from
cutting through.
Jim Sullivan asked about the percentage of site coverage, Awsumb said it is around 40% or lower and the
buildings are over 100 feet away from the river. Awsumb is willing to provide exact figures and contact
information for anyone interested.
Holtkamp wasn’t as concerned with traffic cutting through because the exit from the development is
right turn only onto Main Street. Odeen asked if any photo examples of cottage style homes could be
found. Awsumb explained cottage homes have many variations and usually cottages surround a central
common area, but because of snow in Wisconsin, it’s better to have garages in the middle and the front
porches and riverfront act as the common amenity. He also mentioned distance between houses is now
commonly 10 feet in non-cottage homes because of rising land and construction costs. Holtkamp also
asked about screening. Awsumb said there’s room along Main Street for screening but it is tighter on the
west side of the property where snow storage is needed.
LaRue thanked Awsumb for providing a net-zero project while remaining flexible and designing them
with varied colors to show people that an energy efficient home can be cool to live in. Hofland asked
about rent and Awsumb is estimating $1,950/month for the south 4 homes at 5% vacancy, and a little
more for the other 4 homes because they have walk-out finished basement. The rent is high for River
Falls since $1,750 is the upper end of the market, but the low energy bills make up for some of it. Hofland
noted that students aren’t likely to pay that kind of rent and he supports the net-zero approach. Hofland
said snow removal will have to be worked out and traffic will go up for those who need to head north on
Main Street, but his cul-de-sac has more homes on it than this development and traffic is still quiet.
Raleigh said that Public Works is working with Awsumb to arrange snow removal procedures. At this
time, curb and gutter is not planned for State Street or Cascade Court.

ORDINANCES AND RESOLUTIONS
Resolution to approve a certified survey map creating Lot 1 – Dawes Place
Howe presented the certified survey map (CSM) which meets all City and State requirements. The only
reason that it needs Plan Commission and Council approval is because the CSM crosses a subdivision
boundary since it is combining lots in Highview Meadows 1st and 2nd additions.
M/Moody, S/Odeen to recommend approval of the CSM for Dawes Place Phase 1. Motion carried 5-0.
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Ordinance to repeal and replace Section 17.104.040 of the Municipal Code related to special use
permits
LaRue expressed concern about taking decision power away from elected officials by leaving Council out
of the special use permit process. Mayor Toland clarified that it is more a decision of whether Plan
Commission or City Council is the decision maker to meet state requirements, and that Plan Commission
is more used to evaluating planning and zoning decisions. Peterson verified that because of the quasijudicial decision requirement by state law, it can’t go to both. Odeen stated the advantage of Plan
Commission review allows appeals to go to the Board of Appeals rather than Circuit Court, keeping
decisions local. LaRue is concerned that constituents don’t have contact information for commission
members to comment on proposed special use permit. Peterson mentioned that as a quasi-judicial
process, discussion outside the meeting cannot occur, but everyone has a chance to present information
at the public hearing. LaRue said that it is harder to know all the reasons for or against a special use
permit without elected officials making the decision. Odeen mentioned that Plan Commission has more
knowledge about special use permit decisions so she is comfortable designating Plan Commission rather
than Council, and that Plan Commission members are still public servants who can be lobbied. Mayor
Toland mentioned that either way, both Plan Commission and City Council members are held to the same
communication rules in a quasi-judicial decision. Peterson verified that more details will be presented to
Plan Commission about meeting logistics and requirements. Hofland mentioned that Plan Commission
will hear public comments just like Council would. Holtkamp mentioned that special use permit public
hearings may decrease if zoning amendments are made to reduce the number of them in the zoning
ordinance following the Comprehensive Plan project.
M/Hofland, S/Holtkamp to recommend the proposed ordinance and map amendments. Motion carried
4-1.
REPORTS/DIALOGUE
Director’s Report
Peterson mentioned the open positions for Project Engineer, Planning/Engineering Technician, and
Planner.
ADJOURNMENT
LaRue made a motion to adjourn at 7:28 p.m.
M/LaRue, S/Moody; motion carried 5-0
Respectfully submitted,

Sam Wessel, AICP, Planner
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PLAN COMMISSION
STAFF REPORT
ITEMS:
APPLICANT:
OWNER:
STAFF:
PROJECT:

Public Hearing on River Falls Senior Living and action on General Development Plan (GDP)
Matt Frisbie, Frisbie Companies
Gerald Morrow (Frisbie has a purchase agreement)
Brandy Howe, City Planner
River Falls Senior Living at 700 S. Main Street

BACKGROUND
In 2017, the McEwen family, decades-long
owners of 700 block of S. Main Street,
decided to ready the site for redevelopment
and in doing so had the alley right-of-way
vacated. Shortly after it gained the interest
of several developers. In late 2017, CohenEsrey approached the City with lowmoderate income multifamily housing
concept with the hope that the project
would be funded by WHEDA. Ultimately it
did not receive the anticipated funding and
did not move forward. In 2019, Talon, LLC
submitted a GDP for a 93-unit luxury
student living facility; however, it was later
determined by the developer that
economic considerations and design factors
made the project unviable. In summer
2020, staff began working with Matt Frisbie
on a development concept for the site. The
concept has been refined over the past few
months and is now presented as a general
development plan (GDP). In addition to the
PUD, the overall project will require
multiple steps and approvals to move it
forward to completion. The following approvals will be required.
1.
2.
3.
4.

700
Block

General Development Plan (PUD)
Specific Implementation Plan/Development Review (PUD)
Certified Survey Map
Right-of-Way Vacation in combination with design plans for E. Park realignment and upgrade of Sycamore
Street
5. Developer’s Agreement
6. TIF District Creation

River Falls Senior Living at 700 S. Main Street - GDP
Public Hearing
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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.

Corner of S. Main and Broadway Streets

Per the request of the City, and as a negotiated requirement of the planned TID, E. Park Street will be realigned
to intesect 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.
GDP ANALYSIS
The site is currently zoned R3; a PUD is needed for the following flexibilities in this district:
1. Density. The minimum lot area for the R3 district is 3,750 square feet per dwelling unit, which equals 7.6
acres for an 88-unit project is 7.6-acres. The overall size of the site is 3.6 acres, which would only allow up to
41-units per this requirement.
2. Building Setbacks. The 84-unit structure does not meet the 20 front yard setback, which is measured from
Broadway Street; the setback is deficient by 4-feet.

River Falls Senior Living at 700 S. Main Street - GDP
Public Hearing
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3. Open Space. The minimum open space requirement is 109,000 SF; approximately 52,000 SF is provided on
site.

Criteria for GDP Approval
The GDP is the first step in the PUD process that provides the conceptual layout of the project. A specific
implementation plan (SIP) will be prepared if the GDP is approved that will provide detailed civil, architectural,
and stormwater plans. As a basis for determining the acceptability of a PUD application, the Plan Commission shall

River Falls Senior Living at 700 S. Main Street - GDP
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consider the criteria as listed in 17.72.070, Municipal Code, its consistency with the comprehensive plan and
official map, and public benefits. These criteria, with staff’s interpretation, are detailed on the following pages.
1. Community Benefits. This project will benefit the community by:
• Providing senior housing to meet market demand for senior housing, including 4-6 units for low-income
seniors.
• Increasing traffic safety by realigning east and west Park Streets.
• Eliminating blight and neighborhood parking issues by upgrading E. Park and Sycamore Streets to city
standards.
2. Character and Intensity of Land Use. The proposed development will increase the density of the area, but the
overall character is consistent with the area in terms of building height, distance from the street, and
architectural style and is consistent with the S. Main Street Study and complements the River Falls Housing
Authority property to the south.
3. Provision of Municipal Services. River Falls Municipal Utilities will be consulted in utility design of the
project.
4. School Enrollment. The project is planned as senior living; thus, no school-aged children are anticipated.
5. Traffic Impacts. The City asked the developer to investigate existing traffic patterns and the impact the
development would have on traffic patterns upon project completion and several years into the future. The
developer proposes that access is via local streets Park, Sycamore, and Broadway. Direct access from the site
to Main Street is not proposed. The development is expected to generate 342 vehicle trips per day according
to the Institute of Transportation Engineers (ITE) manual Trip Generation, Tenth Addition. It is anticipated that
25% of the trips will utilize Broadway Street while 75% will utilize East Park Street. Traffic volumes on E. Park
Street are expected to increase substantially, however, the proposed reconstruction of this road will
accommodate the additional volume. Current traffic volumes on S. Main Street through this area are
estimated at about 16,000 vehicles per day. This development, has a very minor impact on S. Main Street
traffic volumes, adding approximately 2% of vehicles each day. The developer was also required to evaluate
whether or not a traffic signal would be warranted at the intersection of Park Street and Main Street. This
study was completed prior to finalizing the type of development on this site and was conservatively evaluated
using a development generating 2,249 trips per day (as compared to the 342 trips estimated to be generated
by this development). While that type of development would come close to warranting a signal, it still did not
meet any of the standard traffic signal warrants. Finally, the developer was asked to evaluate the need for a
traffic signal within 5 years of the development opening, anticipating an increase in daily traffic along S. Main.
Traffic signal warrants were not met for this condition either.
6. Economic Impact.
• The total project is projected to be about $22 million, including land purchase, demolition of existing
structures, construction, site work and landscaping, street work and public infrastructure improvements,
soft costs, financing costs and working capital. The developer plans to guarantee $15 million for the project.
• The project will create ~35 full time positions with wages totally about $1.6 million annually once the project
stabilizes.
7. Engineering Design Standards. Detailed engineering specifications will be provided in the specific
implementation plan phase of the approval process to ensure the project meets engineering and design
standards per the municipal code.
8. Parks and Open Space. There is no public park or open space provided for this project, however, it is in close
proximity to Glen Park and has near direct access to a multiuse trail system on the UWRF campus.
9. Consistency with Comprehensive Plan. The 2005 Comprehensive Plan calls for high density residential, which
is intended for 8+ dwelling units per acre. This project is in line with this density and land use classification.
10. Consistency with the Official Map. The project will maintain E. Park and Sycamore Streets as local roads with
60’ right-of-way width, which is consistent with the Official Map.

River Falls Senior Living at 700 S. Main Street - GDP
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NOTIFICATION
Letters were mailed on April 7, 2021 to property owners within 300 feet of the proposed development. A notice
for public hearing was placed in the Star Observer on April 29, 2021. Staff received one phone call from a
neighboring property owner who had questions about the project, but no comments. The Developer is planning
to hold a public outreach meeting in June to provide open communication regarding the development.
RECOMMENDATION
Staff recommends that Plan Commission forward the enclosed resolution to City Council with a positive
recommendation.
EXHIBITS
1. River Falls Senior Living general development plan.
2. Resolution to approve the River Falls Senior Living general development plan.

RESOLUTION APPROVING THE PLANNED UNIT DEVELOPMENT (PUD)
GENERAL DEVELOPMENT PLAN (GDP) FOR
DAWES PLACE
WHEREAS, Matt Frisbie, Frisbie Companies, LLC, filed an application for a Planned Unit
Development (PUD) known as River Falls Senior Living on the 700 block of S. Main Street; and
WHEREAS, the first step in the PUD process is the review and approval of a General
Development Plan; and
WHEREAS, the Plan Commission held a public hearing and reviewed the General Development
Plan on June 1, 2021, and found it to be acceptable and consistent with City plans for the area;
NOW, THEREFORE, BE IT RESOLVED, that the City Council of the City of River Falls hereby
approves the General development Plan for River Falls Senior Living at 700 S. Main Street.
Dated this 22nd day of June 2021.

CITY OF RIVER FALLS

Dan Toland, Mayor
ATTEST:

Amy White, City Clerk

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

Introduction
This report is provided monthly to update the Plan Commission on Community Development efforts for the
past month, as well as to provide a look forward to the upcoming Plan Commission work.
Reporting Period:
May 1 – May 31, 2021
Next Plan Commission Meeting:
July 6, 2021
2021 Community Development Major Projects:
•
•

•

•

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

Highlights:
•
•
•
•
•

High amount of development coming through
2022-2026 Capital Improvement Plan
Available Site Map: Click here for new map
ArcGIS Online transition underway
Staffing changes/hiring underway
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Planning and Zoning
•

•
•

•

•

•

Development Review/Current Planning
o Project Mustang/Tattersall Distilling – approved
o S Wasson Townhomes – under review
o 641 South Main Street GDP – under review
o 700 South Main Street GDP – PC 6/1/21
Zoning ordinances/map amendments
o Special use permit ordinance amendments – PC 5/4/21, CC 5/25/21
Historic Preservation Commission
o Power plant structure and site MOU between HPC/CC – approved by HPC
o Historic interpretive walking tour – developing the template and design for the first sign – “The
Glen” to replace Cascade Mill sign at Glen Park
o Grant application to WHS for National Register nomination assistance – work to begin later
Mapping
o Map of available sites for development; Click here for new map
o Map of active development projects map; Click here for map
o Produce maps as needed for various City departments
o Creating marketing materials for Economic Development
Projects
o Comprehensive plan – working on a request for proposals to bring on a consultant
o Code enforcement manual – creating a procedural manual to shift into proactive code enforcement
o Four extraterritorial certified survey maps currently under review
o Quarterly tracking of new housing units per the City’s 2018 Housing Needs Analysis
Training/Conferences
o Completed six-week virtual course on Engineering Fundamentals for Non-Engineers (Howe and
Peterson)

Economic Development
•
•
•
•
•
•
•
•

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

Building and Inspections
•
•

•
•

805 E. Division, Bakken Young – Phase 1 final inspection
Permits (May 1- May 25)
completed and occupancy granted.
22
Building Permits
1777 Paulson Road, Tattersall project – Building permit issued
8
New Home Permits
for framing and permission to start underground plumbing,
11
Fence Permits
inspected a portion of the underground plumbing and interior
1
Sign Permits
footings.
1300 S. Main Street, Gerrard Corp – final inspection completed by State Inspector, Joe Merchak, some
corrections needed before Certificate of Occupancy is issued.
775 & 752 Peregrine, River Falls Development – plumbing inspections for apartment buildings.
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Engineering
•

•

•

•

•

•

•

•
•

•

Internal Consulting Projects
o Troy-Pomeroy Watermain Relocation (SEH)
o North Interceptor Sewer (TKDA)
o Mann Valley Preliminary Design (SEH)
o ArcGIS Transition (MSA)
o Powell Avenue Bridge Rehabilitation (Ayres)
o S. Wasson Lane Reconstruct (Strand)
o Paulson Road Stormwater Pond (Graef)
o North Loop and North Water Tower (SEH)
WisDOT Projects
o STH 29 between CTH FF and Cemetery Road – Construction in Spring 2021
o Cemetery Road Reconstruct – Bids in June ‘21
Development review assistance regarding stormwater management, utility design, lot layouts, street
and parking layouts, and traffic movements for the following sites:
o Highview Meadows Sixth-Eighth Additions
o 641 S. Main Street
o 700 S. Main Street
o Wasson Lane Apartments
o Kwik Trip
Stormwater
o Erosion Control inspections ongoing
o Working on Golfview Channel reconstruction bid
Utilities
o Mapping AMI meter
o Mapping newly installed infrastructure
o Transitioning to Cloud based GIS management
Streets/Traffic
o Working on 2021-2022 Pavement Maintenance Plan bidding
o 2021 Rout and Seal program bids received
Construction
o Residential lateral installation and abandonment inspections (ongoing)
o Repairs to Powell Avenue bridge
o Inspecting storm and sewer manholes for 2021 Concrete and 2021 Mill & Overlay projects
Conferences/Trainings/Events
o Raleigh attended WisDOT Local Program Symposium
GIS
o Mapping changes to parcels, and right of way
o Verifying survey data for CSMs and plats
o Working on 2021 ArcGIS Online transition
Covid 19 - Staff is working 50% from remote locations, 50% in office

Director
•
•
•
•

Provide input and direction on hiring process for three positions
Assist with Housing Authority organizational study consultant and RFHA Board with staffing direction
Begin Certified Public Manager program
Completed Q2 plan commission member meetings
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•
•
•
•
•
•

Provided Department introductions to two new council members
Continued negotiations with the Garage Bikes & Brews
Continue work on current developments including 641 S Main, 700 S Main, Kwik Trip and others
CIP staff meetings
Participated in meetings: Executive Team (meetings and retreat), Housing Authority, major development
projects
Weekly staff meetings, staff 1:1s, consultant check ins

Community Development Staff

Amy Peterson, CD Director

Brandy Howe, City Planner

Keri Schreiner, ED Manager

David Hovel, Building Inspector

Angie Bond, CD Assistant

Crystal Raleigh, City Engineer

Zach Regnier, Sr. Civil Engineer

Tamarra Jaworski, Engineering Technician
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