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AGENDA
PLAN COMMISSION
September 3, 2019 at 6:30 pm
CITY COUNCIL CHAMBERS
CALL TO ORDER/PLEDGE OF ALLEGIANCE/ROLL CALL
APPROVAL OF AGENDA/MINUTES
Minutes of the August 6, 2019
PUBLIC COMMENTS – Non-Agenda Related Topics
CURRENT ITEMS
1. Public hearing for a General Development Plan (GDP) for The Heights at 700 S. Main Street
2. Consideration of a rezoning at 805 E. Division Street (Bakken-Young Funeral Home)
3. Consideration of a rezoning at 1300 S. Main Street (former River Falls Motel site)
UPDATES AND INFORMATION
4. Development updates
CALENDAR
Next Plan Commission meeting October 1, 2019 at 6:30 p.m.
ADJOURNMENT

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

Post:
Publish:

City Hall, Library, Police Department, August 29, 2019
River Falls Journal, August 29, 2019
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MINUTES
PLAN COMMISSION
August 6, 2019 at 6:30 p.m.
City Council Chambers

Members Present:
Members Absent:
Staff Present:
Applicants Present:
Others Present:

Bill Stuessel, Lisa Moody, Susan Reese, Michael Woolsey, Dan Toland
Craig Hinzman, Hal Watson
Amy Peterson, Sam Wessel, Brandy Howe, Crystal Raleigh, Sarah Karlsson, Keri
Schreiner
Doug Cudd, Jerry Morrow
Patricia LaRue, Kip Johnson, Ben Fochs, Chris Gange

CALL TO ORDER
Meeting convened at 6:30 p.m.
APPROVAL OF MINUTES
M/Woolsey, S/Reese – motion carried 4-0
PUBLIC COMMENTS
None
CURRENT ITEMS
Consideration of a resolution to approve the final plat for Highview Meadows 5th Addition
Howe presented the final plat and described its consistency with the preliminary plat, comprehensive
plan, official map, zoning map, and developer’s agreement, along with a brief list of developer and City
obligations. Raleigh addressed concerns about clay soils and steep slopes noting that certain houses will
have to drain towards the street rather than the rear yard; those houses will be flagged when builders
pull building permits.
Reese made a motion to recommend approval Highview Meadows 5th Addition to City Council subject
to the list of contingencies outlined in the resolution;
M/Reese, S/Moody - motion carried 4-0.
Consideration of a rezoning and future land use map amendment at 1520-1570 Cemetery Road
Wessel presented the application to rezone 1520-1570 Cemetery Road for the development of a Kwik
Trip. The site plan concept shows vehicular access to the site only from the Red Cedar Estates private
drive off Cemetery Road. Several Plan Commission members voiced concerns over traffic and safety,
citing the S Main St Kwik Trip’s busy single entrance. City Staff and the Developer are aware of these
concerns and will address both vehicular and pedestrian traffic prior to approval.

Reese made a motion to give a favorable recommendation to approve the rezoning as depicted in Exhibit
1 and to amend the future land use map as depicted in Exhibit 2.
M/Reese, S/Woolsey - motion carried 4-0.

UPDATES AND INFORMATION
Presentation - TID 101
Karlsson and Schreiner gave an extensive overview of various kinds of Tax Incremental Districts (TIDs),
how Tax Incremental Financing (TIF) is used in redevelopment, and what the risks and benefits are for
various approaches to implementing TIF.
Upcoming Plan Commission Items
Peterson said there were no projects currently in development review, but staff has been working with
developers who are expected submit development review applications this fall for 700 S. Main Street,
1300 S. Main Street, and the NE corner of 6th Street and Cemetery Road. There will also likely be a special
use permit in September as well as a small annexation for a water/sewer connection on the west side of
the City in the future. Peterson will bring an updated special projects work plan along with a 2020 work
plan to a future meeting.
AJOURNMENT
Reese made a motion to adjourn at 7:16 p.m.
M/Reese, S/Woolsey – motion carried 4-0
Respectfully submitted,

Sam Wessel, AICP, Planner
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PLAN COMMISSION
SEPTEMBER 3, 2019
STAFF REPORT
ITEM:
APPLICANT:
OWNERS:
STAFF:

General Development Plan (GDP) for the Heights Development Project
Josh Kruger, Eagle Design Build
McEwen Family Trust
Doug Ahmann
Brandy Howe, Senior Planner

BACKGROUND
The Heights River Falls, LLC is seeking planned unit development (PUD) general development plan (GDP) approval
for a student housing redevelopment project on the 700 block of S. Main Street and including 706 Sycamore
Street. A PUD is needed to allow zoning flexibility for land use, setbacks, density, and open space. The GDP is the
first step in the PUD process that provides a conceptual layout and design of the development project. Approval
of a GDP establishes the basic right of land use for the area. If approved, a specific implementation plan will be
submitted this fall that includes detailed civil, architectural, and landscaping plans as well as façade elevations.
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.
5.
6.

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

PROJECT DESCRIPTION
The Heights is proposed as a 4-story, 93-unit
luxury student living facility with 4,500 square
feet of commercial space with a drive-thru at
the southwest corner of the lot. This project
would be the third by this developer which has
two other similar projects, one in Vermillion, SD
and another under construction in Menomonie,
WI. The proposed building, like the other two,
will be managed by Talon, LLC.
The building footprint will be approximately
31,100 square feet and will house a
combination of 1, 2, 3 and 4-bedroom units,
with a total of 287 beds. In addition, there will
be 3,000 square feet of common lobby area for

The Heights in Vermillion, SD
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students, two courtyards, rooftop patio, study rooms on each floor, grills, firepits, and other amenities. The
current site plan includes 92 underground garage stalls and 209 surface spaces in two lots (301 total spaces). The
developer’s initial estimated project value is $19.3 million.
CSM AND RIGHT-OF-WAY VACATION
The proposed project area includes two development sites: the 700 block of S. Main and 706 Sycamore Street. A
certified survey map will be required to: 1) combine three parcels in the 700 block, 2) create necessary utility
easements, 3) depict right-of-way that is proposed to be vacated, and 4) depict new right-of-way.
E. Park Street is proposed to be vacated as part of the overall project and Sycamore Street will be upgraded to city
standards with a cul-de-sac at the north end. In 2013, the Plan Commission and City Council initiated the right-ofway vacation process for E. Park Street to address safety and traffic concerns from future development in the
vicinity. At that time, it was noted that E. Park Street is offset and does not align with W. Park Street where they
intersect with S. Main Street. Also, in 2013, cul-de-sac right-of-way was created via CSM when Best Key properties
subdivided two lots on the north side of E. Park Street to create sites for two duplexes. The CSM also created the
necessary street frontage and access for both Best Key properties.

The Heights Development Project
September 3, 2019 - Plan Commission Meeting

Page 3

For this project, the process to vacate right-of-way has not yet been initiated by City Council; the details on ROW
vacation are being worked out by staff and negotiations with the developer and neighboring property owners will
need to occur. Conceptually, the current proposal as understood by staff is to vacate all of E. Park Street and the
northerly portion of Sycamore Street beyond the proposed cul-de-sac. The cul-de-sac bulb as shown on sheet C3.0
of the GDP is slightly shorter than the current dedicated placement. These details will be worked out in the rightof-way vacation and certified survey map processes and will be reflected in the specific implementation plan.
In staff’s initial review, a concern was raised by the fact that over 500 residents currently use Broadway and Park
Streets to access S. Main Street. With this proposal, and the closing of E. Park Street, close to 800 residents would
only have one access to S. Main Street. If the GDP is approved, staff will work with the University for emergency
access along the west and north side of the Knowles Center to access the intersection of Orange and Foster
Streets. This will provide a short-term fix until the Foster Street connection (between S. Main and Sycamore
Streets) can be made in the next five to eight years.
DEVELOPER’S AGREEMENT AND TAX INCREMENT FINANCING
The developer submitted a letter of intent and staff is currently negotiating a developer’s agreement for the
project that includes TIF incentives.
PLAN CONSISTENCY
Comprehensive Plan
The project site is 2.67-acres that is classified as High Density Residential in the Comprehensive Plan, which is
defined as follows:
High Density Residential: 8.1 to 12 units per gross acre. Dwelling types may include apartments,
condominiums, and other forms of multifamily housing.
The density for the project is 35-units per acre. Note that there is no true “high density” land use designation in
the Comprehensive Plan. From a planning perspective, the community is growing in a positive direction where
density is being infilled in key locations along principal arterials and near the downtown and University. Examples
include the Depot (70 units/28 du per acre), University Falls (24 units/17 du per acre), and Campusview South (31
units/13 du per acre). Further, the R-3 High Density zoning district permits building heights up to 75 feet, which
would facilitate a much higher density than suggested by the Comprehensive Plan. Staff recommends the density
question be resolved via flexibility provided by a PUD and potentially an update to the Comprehensive Plan.
South Main Street Corridor Study
This study notes that 700 block of S. Main will most likely be redeveloped in the near future; favorable uses for
the site include multi-story multifamily residential units. The study identifies opportunities to improve traffic and
pedestrian safety by realigning and eliminating access points. The following are recommended in this document:
•
•
•

Close E. Park Street – access for the fraternity and duplexes would be via a cul-de-sac at the north end of
Sycamore.
Realign Broadway with Church Street.
Extend Foster Street to connect to Sycamore Street and UWRF.

The study suggests that 706 Sycamore Street be included in future planning decisions for the McEwen property
(i.e. 700 block). With the exception of the realignment of Broadway and Church Streets, the proposed
development project is consistent with the S. Main Street Study.
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Comprehensive Housing Needs Analysis
While this study does not delineate between types of renters, it does state that “the strongest sources of demand
for new rental housing in River Falls will likely be college student, young singles, or couples without children in the
their late 20s to early 30s.” There is also the presumption that a student project, like the proposed, will draw some
students out of the rental stock in single family neighborhoods. This will then allow other demographics of renters
to infill or may allow the properties to be returned to single family use. This would provide a piece of the more
modest sale price products that new construction is unable to provide currently.
CRITERIA FOR GDP APPROVAL
As a basis for determining the acceptability of a PUD application, the Plan Commission shall consider the criteria
as listed in 17.72.070, Municipal Code. Staff’s interpretation of the project against the criteria is as follows:
1. Community Benefits. The Heights project will provide the following community benefits:
a. Assist in meeting the City’s housing goals as outlined in the Comprehensive Plan: “provide a mix of land
uses and housing densities and types throughout the City.” This project will increase rental options for
students, which will provide increased flexibility in the City’s rental market. It will also increase the density
along a principal arterial which will help to support future transit needs.
b. Upgrade of Sycamore Street to city standards while eliminating the alignment issue with West and East
Park Street.
c. The proposed density creates efficiencies in utilities and infrastructure and more housing is provided
relative to the impervious surface area of the building.
2. Character and Intensity of Land Use. Staff provided feedback to the developer on site layout and building
design which positively contributes to the character of the neighborhood. The high density of the
development is beneficial from a provision of service standpoint.
3. Economic Feasibility and Impact. The estimated project value is approximately $19.3 million dollars. Staff is
currently negotiating with the Developer for a TIF Plan and Developer’s Agreement that is consistent with the
City’s TIF Policy.
4. Engineering Design Standards. Detailed engineering specifications will be provided in the specific
implementation plan phase of the approval process. The project will be required to meet the City’s
engineering standards to receive development approval.
5. Preservation and Maintenance of Open Space. The project does not meet the zoning requirements for open
space; however, the building will feature a number of recreational amenities for residents including
courtyards, rooftop patio grills, firepits and 3,000 square foot common area. Open space is an area where
PUDs may provide flexibility.
STAFF RECOMMENDATION
The general development plan (GDP) defines the concept for the project such as land uses (student housing and
commercial), density and building height. Tonight, the Plan Commission will consider approval of the GDP and the
flexibilities sought by the developer for the project (i.e. open space reduction, mixed uses, density, and setbacks).
Specific details on engineering, right-of-way vacation, the development agreement, and TIF district planning will
be determined through future processes upon approval of the GDP. Staff recommends the Plan Commission
forward the enclosed resolution to City Council for approval.
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NEXT STEPS
The following steps remain to be completed before this development project may commence.
•
•
•
•
•
•

September 24, 2019 – City Council review and consideration the GDP
Fall – Specific Implementation Plan/Development Review (PUD)
Fall – Certified Survey Map
Fall – Right-of-Way Vacation in combination with design plans for upgrade of Sycamore Street
Fall – Developer’s Agreement
Winter – TID District Creation

ATTACHMENTS
1. City Council resolution approving the PUD GDP for The Heights.
EXHIBITS
1. General Development Plan - Sheet C3.0 (Conceptual Site Layout)
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RESOLUTING APPROVING THE PLANNED UNIT DEVELOPMENT (PUD)
GENERAL DEVELOPMENT PLAN (GDP)
FOR THE HEIGHTS DEVELOPMENT
WHEREAS, The Heights River Falls, LLC filed an application on August 12, 2019 for a Planned
Unit Development (PUD) known as The Heights, located on a 2.67-acre site on the east side of S.
Main Street between E. Park and Broadway Streets; and
WHEREAS, the first step in the PUD process is Plan Commission review of a General
Development Plan that conceptually lays out the project, land use, and requested zoning
“flexibilities” permitted through a PUD; and
WHEREAS, approval of a GDP establishes the basic right of land use for the area, but approval
shall be conditional upon approval of a specific implementation plan detailing project
specifications that conform with the municipal code, with the exception of those zoning
flexibilities granted via the PUD; and
WHEREAS, the Plan Commission held a public hearing and reviewed the General
Development Plan on September 3, 2019 and determined the project concept and land use is
appropriate for the site and consistent with City plans for the area; and
WHEREAS, the City Council reviewed the General Development Plan and Plan Commission
recommendation on September 24, 2019 and determined the conceptual plan and land use is
appropriate for the site 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 The Heights development.
Dated this 24th day of September 2019.
CITY OF RIVER FALLS

Dan Toland, Mayor
ATTEST:

Amy White, City Clerk
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Rezoning at 805 E. Division Street (Bakken-Young Funeral Home)
Ross and Associates, LTD
Bakken Young Properties, LLC
Brandy Howe, Senior Planner

BACKGROUND AND PROJECT DESCRIPTION
Ross & Associates filed an application on behalf of Bakken-Young to rezone their site at 805 E. Division Street from
R1 Single Family to B2 Limited Commercial. The rezoning is being requested to allow the funeral home to construct
an approximately 2,500 square foot expansion on the west side of their existing building. The expansion will allow
them to modernize amenities, make the space more accessible to clientele and staff, increase energy efficiency,
and improve the operational flow of their business.
REZONING
The site is currently zoned R1
Single Family (low density).
The site is not located within
any special overlay zoning
districts, wellhead protection
districts, or shoreland zoning
areas.
The applicant is seeking B2
Limited Commercial zoning.
The B2 district is intended to
provide a transition from B1
General
Commercial
to
residential by allowing limited
commercial that is compatible
with residential areas while
preserving the scale and
character of the existing
neighborhood.
The current use of the site is a
single-chapel funeral home
and cremation service. The site is also home to the River Church, which is understood to be a temporary location
for this congregation. The surrounding land uses are single family homes to the west and south, a duplex to the
north (owned by Bakken-Young), a cemetery to the east, and the River Falls School District administration building
to the southeast.
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Presently, Bakken-Young holds a special use permit to operate a funeral home at this location in an R1 district.
The rezoning would make the funeral home a permitted by right use, in addition to changing the setback
requirements on the site that would allow for the footprint of the proposed addition (see enclosed site plan). The
addition is planned to be constructed on the south and west sides of the property. As depicted, the building
addition is set back 10 feet from the west property line and about 30 feet from the south (front) property line.
Minimum setbacks for the R1 district are 15 feet on the side for corner lots and 20 feet for the front yard. Minimum
setbacks for the B2 district are 8 feet for the side yard and 20 feet for the front yard, which work for their proposed
building footprint, thus the rezoning request.
The site currently has 25 off-street parking stalls, two of which are handicap accessible. The zoning ordinance
requires 8 spaces per chapel plus one for each funeral vehicle. The building currently has one chapel and thus has
more than twice the required parking. Email correspondence with the applicant suggests that the chapel will be
remodeled, but the footprint will not expand; however, seating for an additional 5-10 persons is anticipated in the
remodeled space. Despite these additions, the site will still meet parking requirements.
Generally, it is against planning practice to encourage spot zoning, which would be the result of this rezoning.
However, planning theory and practice are evolving to strongly advocate for mixed-use areas where institutional
and neighborhood commercial uses in close proximity are encouraged in residential areas, especially on arterial
streets. This property is adjacent to a minor arterial street (E. Division) and in close proximity to other, nonresidential uses (cemetery, school district properties, and Hoffman Park). Newer zoning codes typically provide
neighborhood commercial options to allow for these smaller, mixed use areas that are walkable and bikeable for
the neighborhood. The City’s code, nor Comprehensive Plan currently provide this option, however the intent may
be achieved utilizing existing zoning categories. If the property were rezoned to B2 Limited Commercial and the
funeral home were to change hands, the site could potentially change over to a more typical “commercial” use
permitted in the B2 district. Examples of such uses include: offices, professional services, day care, and medical
offices.

Existing structure looking north from Division Street
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Existing structure looking northeast from Division Street
PLAN CONSISTENCY
Comprehensive Plan
Section 66.1001(3), Wis. Stats. requires consistency between the Comprehensive Plan and the zoning ordinance.
The current future land use designation is “very low-density single family residential,” which is neither consistent
with the site’s current use and it is not consistent with the proposed zoning and land use. To establish consistency,
staff recommends an amendment to the future land use map that would change the land use designation of the
site to “neighborhood commercial”. The City’s Comprehensive Plan (2005) defines the “neighborhood
commercial” land use category as follows:
Neighborhood Commercial. A mix of commercial, civic, office, residential, and service uses to meet the
needs of a pedestrian-oriented neighborhood.
This land use category is compatible with the proposed funeral home expansion as well as a small-scale
professional or service type use should the site change ownership in the future.
NOTIFICATION/PUBLIC COMMENT
Per Section 17.104.050 of the zoning ordinance, on August 20, 2019 staff mailed out notification letters to
residents and property owners within 300 feet of the proposed rezoning. As of the date of this report, staff
received no phone calls or written comments regarding the rezoning.
STAFF RECOMMENDATION
Staff recommends approval of the enclosed Plan Commission resolution 2019-05 recommending approval of the
amendment to the Official Zoning Map and Future Land Use Map.
NEXT STEPS
The following steps with known meeting dates remain to be completed before this development project may
commence.
1. September 24, 2019 – City Council review and consideration of:
a. Rezoning – ordinance 1st reading
b. Future Land Use map amendment – ordinance 1st reading
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2. October 8, 2019 – City Council public hearing and action on:
a. Rezoning – public hearing and ordinance 2nd reading
b. Future Land Use map amendment – public hearing and ordinance 2nd reading
Following approval of these items staff anticipates Bakken-Young to submit a development review for the
proposed addition.
ATTACHMENT
1. Plan Commission Resolution 2019-05 Recommending an amendment to the Official Zoning Map and Future
Land Use Map of the Comprehensive Plan of the City of River Falls (805 E. Division Street)
EXHIBIT
1. Conceptual site layout
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RESOLUTION NO. PC 2019-05
RECOMMENDING AN AMENDMENT TO THE OFFICIAL ZONING MAP AND FUTURE LAND USE MAP
OF THE COMPREHENSIVE PLAN OF THE CITY OF RIVER FALLS
(805 E. DIVISION STREET)
WHEREAS, Bakken Young Properties, LLC filed an application on August 19, 2019 to rezone an
approximately 0.5-acre site at 805 E. Division Street from R-1 Single Family to B-2 Limited
Commercial; and
WHEREAS, the rezoning will provide the necessary setbacks to facilitate an approximately 2,500
square foot expansion on the west side of the existing funeral home which will allow Bakken Young
to modernize amenities, make the space more accessible to clientele and staff, increase energy
efficiency, and improve the operational flow of the business; and
WHEREAS, Section 66.1001(3), Wis. Stats. requires consistency between the City’s Comprehensive
Plan and the zoning ordinance, and the current future land use designation of the site is generally
inconsistent with the proposed use of the property; and
WHEREAS, to establish said consistency between the Official Zoning Map and the Comprehensive
Plan, staff recommends an amendment to the future land use map that would change the land use
designation of the site to Neighborhood Commercial, which is consistent with the proposed zoning
and anticipated future uses of the site; and
WHEREAS, notification letters were mailed on August 20, 2019 to property owners within 300 feet
of the parcel proposed for rezoning and a proposed rezoning sign was placed on the site on August
21, 2019 per Section 17.104.050 of the Municipal Code; and
WHEREAS, the Plan Commission considered the rezoning and future land use map amendment at
its September 3, 2019 meeting and found the amendments to be reasonable, appropriate, and
consistent with current City plans for the site in question.
NOW, THEREFORE, BE IT RESOLVED, that the Plan Commission forwards the request to City Council
with a favorable recommendation to rezone the area as depicted on Exhibit 1 and amend the future
land use map as depicted in Exhibit 2.
Dated this 3rd day of September 2019.
Dan Toland, Mayor
ATTEST:

Amy White, City Clerk

Community Development Department
222 Lewis Street
River Falls, WI 54022
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Rezoning and Future Land Use Map amendment at 1300 S. Main Street
Gerrard Corporation
Bonnie Anderson
Brandy Howe, Senior Planner and Sam Wessel, Planner

BACKGROUND
The City has been working with Gerrard Corporation for future redevelopment of this property for approximately
two years. In spring 2019, Gerrard Corporation, in collaboration with West Central Wisconsin Community Action
Agency, Inc. (West CAP), were awarded housing tax credits from the Wisconsin Housing and Economic
Development Authority (WHEDA) to develop a 50-unit multifamily structure at this location. Gerrard Corporation
has an option on the property and has begun site planning, architecture and engineering planning for the site for
which a Planned Unit Development (PUD) will be required. Staff is currently working on a draft developer’s
agreement. A tax increment district will be needed as well. As the first step in the process, Gerrard Corporation is
seeking a zoning map and future land use map amendment for the 1.6-acre site located at 1300 S. Main Street.
PROJECT DESCRIPTION
This green, affordable housing project is being developed by Gerrard and will be owned and managed by WestCAP.
The project will include underground parking, first floor walk-out units, playground, and public transit stop. The
unit mix will include 20 1-bedrooms, 19 2-bedrooms, 11 3-bedrooms, with 10 units being reserved for disabled
veterans or mentally or physically handicapped
individuals. Amenities will include a community
room and a training/service focus space,
washer/dryer in each unit, air conditioning, infloor heat, solar array for net zero utilities, and
porous pavement.
REZONING
The subject site is currently zoned B-3 Highway
Commercial. It is not located within an overlay
zoning district, wellhead protection district, or
shoreland zoning areas.
The applicant is seeking R-3 Multiple Family High
Density Residential zoning. Surrounding land
uses include single family homes and duplexes to
the north, east, and west of the property, and
medium density residential to the south of the
property. The site is currently vacant and was
formerly the River Falls Motel.
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In addition to the rezoning, a Planned Unit Development (PUD) will be required as the development will not meet
the minimum open space requirement of the R-3 zoning district.

Existing site looking east from S. Main Street

Existing site looking southeast from corner of S. Main Street and E. Johnson Street
PLAN CONSISTENCY
Comprehensive Plan
The current future land use designation of the project site is Main Street Commercial, which is defined as follows:
Main Street Commercial: This classification provides for businesses or shopping districts enhanced by a
central location (Main Street). Land uses include a wide variety of businesses, such as retail, eating and
drinking establishments, commercial recreation, service stations, automobile sales and repair services,
financial businesses, personal services, grocery stores, and educational and social services.
This definition is generally consistent with the previous land use of the site as a motel; however, the proposed use
is inconsistent. Section 66.1001(3), Wis. Stats. requires consistency between the Comprehensive Plan and the
zoning ordinance. To establish consistency, staff recommends an amendment to the future land use map that
would change the land use designation of the site to High Density Residential, which is defined as follows:
High Density Residential: 8.1 to 12 units per gross acre. Dwelling types may include apartments,
condominiums, and other forms of multifamily housing.
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The project site, at 1.6-acre, has a density of 31 units per acre. This is greater than the definition above, but, note
that there is no true “high density” land use designation in the Comprehensive Plan. From a planning perspective,
the community is growing in a positive direction where density is being infilled in key locations along principal
arterials and near the downtown and University. Examples include the Depot (70 units/28 du per acre), University
Falls (24 units/17 du per acre), and Campusview South (31 units/13 du per acre). Further, the R-3 High Density
zoning district permits building heights up to 75 feet, which would facilitate a much higher density than suggested
by the Comprehensive Plan. Staff recommends the density question be resolved via flexibility provided by a PUD
and potentially an update to the Comprehensive Plan.
S. Main Street Corridor Study
This study notes that the 1300 block of S. Main will most likely be redeveloped in the near future. The study
suggests that the City would prefer to see a mixed use on the site, however, the site is separate from the
commercial activity around Dick’s and the Southside Plaza making marketing for redevelopment for commercial
use difficult. The study further states that the City’s goal should be to make sure the adjacent single-family
residential neighborhood to the east is not impacted by redevelopment and that turning movement’s on and off
the site are from E. Johnson Street. Staff will work with the developer to ensure that E. Johnson is the primary
access for this development project through the PUD process.
Comprehensive Housing Needs Analysis
The proposed use helps to address the City’s current shortage of all types of housing styles, particularly for low
and moderate-income residents. The housing study for the City states that 10% of the City’s population could have
some form of disability and that about 28% of renter households are occupied by a person with a disability. The
report goes into further detail stating that there are an estimated 691 veterans living in the City.
NOTIFICATION/PUBLIC COMMENT
A notice of the proposed rezoning was mailed on August 20, 2019 to property owners within 300 feet of the parcel
proposed for rezoning. A rezoning sign was also placed on the site per Section 17.104.050 of the Municipal Code
on August 21, 2019. A class 1 and class 2 notice advertising the October 8th public hearing will be placed in the
Star Observer. As of the date of this memo, no comments about the rezoning have been received from property
owners or the general public.
STAFF RECOMMENDATION
Staff recommends approval of the enclosed Plan Commission resolution 2019-04 recommending an amendment
to the Official Zoning Map and Future Land Use Map for 1300 S. Main Street.
NEXT STEPS
The following steps with known meeting dates remain to be completed before this development project may
commence.
1. September 24, 2019 – City Council review and consideration of:
a. Rezoning – ordinance 1st reading
b. Future Land Use map amendment – ordinance 1st reading
2. October 8, 2019 – City Council public hearing and action on:
a. Rezoning – public hearing and ordinance 2nd reading
b. Future Land Use map amendment – public hearing and ordinance 2nd reading
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Following approval of these items, staff anticipates Gerrard Corporation to submit a general development plan
(GDP) in October and a specific implementation plan (SIP) in December. The development agreement and TID will
also be moving through approval channels.
ATTACHMENT
1. Plan Commission Resolution 2019-04 Recommending an amendment to the Official Zoning Map and Future
Land Use Map of the Comprehensive Plan of the City of River Falls (1300 S. Main Street)
EXHIBIT
1. Site concept: Main Street Apartments
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12'-0"

188'-0"

420 5th Avenue, South
La Crosse, Wisconsin 54601
Phone: 608/782-4488
Website: www.gerrardcompanies.com

Corner of South Main & Johnson
River Falls, Wisconsin

Johnson Street

General Contractor:

1300 Main Apartments
Lot Size = 69,586 sq. ft. (1.60 acres). Zoned R-3 (PUD)
Apartment Building with Underground Vehicle Parking:

- S-2 Low Hazard Storage Occupancy
Type 5B - Combustible, Unprotected Construction
1 story below grade plane
Full NFPA 13 Fire Sprinkler system

10'-0"

Underground Parking Garage
First Floor
Second Floor
Bldg Footprint = 29,506 sq. ft.

20'-0"

13'-11 2"

45'-8"

- R-2 Multi-family Residential occupancy
Type 5B - Combustible, Unprotected Construction
2 story above grade plane
Full NFPA 13 Fire Sprinkler system

= 29,506 sq. ft.
= 28,701sq. ft.
= 28,098 sq. ft.
Bldg Total Area= 86,305 sq. ft.

PO Box 288 201 W. Veterans Street
Tomah, Wisconsin 54660
Voice: 608-374-3500 Email: bradkortbein@gmail.com

20'-0"

64'-0"

Project Calculations:

13'-11 2"

Approximately
200 Heliene 365
Watt solar panels
rack mounted on
flat roof.

199'-11"

Playground

208'-0"

Site Layout

South Main Street Elevation
Scale: 3/32" = 1'-0"

11/30/18

bsk

2

12/11/18

As Noted

Scale: 1" = 20'-0"

Site Layout & Elevation

12'-0"

1300 Main Street, River Falls, WI 54022

On Site Parking Requirement: (2 stalls per apartment)
50 apartments x 2 stalls per apartment = 100 stalls
89 Underground parking stalls
11 Surface parking stalls

1300 Main Apartments

64'-0"

50 Apartment Units:
20 - 1 Bedroom (760 sq. ft.)
19 - 2 Bedroom (1,065 sq. ft.)
11 - 3 Bedroom (1,369 sq. ft.)

18'-1"

South Main Street

Public
transit
stop
enclosure

"Designing the Future"

All 1st Floor apartments to
have a french patio door
with keyed lever handle
lockset and sidewalk to
public walks, parking and
playground

Cornerstone Architects, LLC

24'-0"

16

Gerrard development, llc

1

General Contractor:

Basement Details:
Basement Area = 29,506 sq. ft.

11/30/18

1

12/11/18

As Noted

89 Parking Stalls (9' x 20')

bsk

Power assist
door opener

Underground Parking Garage
Scale: 3/32" = 1'-0"

A2

Power
assist
door
opener

Gerrard development, llc

General Contractor:

Power assist
door opener

Power assist door opener

Power assist
door opener

1st Floor Details:
First Floor = 28,701 sq. ft.

11/30/18

bsk

1

12/11/18

As Noted

23 Apartment Units:
7 - 1 Bedroom (760 sq. ft.)
5 - 2 Bedroom (1,065 sq. ft.)
11 - 3 Bedroom (1,369 sq. ft.)

1st Floor Plan
Scale: 3/32" = 1'-0"

A3

Gerrard development, llc

General Contractor:

2nd Floor Details:
Second Floor = 28,098 sq. ft.

11/30/18

bsk

As Noted

27 Apartment Units:
13 - 1 Bedroom (760 sq. ft.)
14 - 2 Bedroom (1,065 sq. ft.)
0 - 3 Bedroom (1,369 sq. ft.)

2nd Floor Plan
Scale: 3/32" = 1'-0"

A4

RESOLUTION NO. PC 2019-04
RECOMMENDING AN AMENDMENT TO THE OFFICIAL ZONING MAP AND FUTURE LAND USE MAP
OF THE COMPREHENSIVE PLAN OF THE CITY OF RIVER FALLS
(1300 S. MAIN STREET)
WHEREAS, Gerrard Corporation filed an application on August 16, 2019 to rezone an approximately
1.6-acre site at 1300 S. Main Street from B-3 Highway Commercial to R-3 Multiple Family High
Density Residential (Exhibit 1); and
WHEREAS, the rezoning will facilitate in the redevelopment of the site with a 50-unit multifamily
development project and will help fill objectives identified in the City’s 2018 Housing Needs
Analysis; and
WHEREAS, Section 66.1001(3), Wis. Stats. requires consistency between the City’s Comprehensive
Plan and the zoning ordinance, and the current future land use designation of the site (Main Street
Commercial) is inconsistent with the proposed use of the property (high density multifamily) and
the proposed R-3 Multifamily High Density zoning designation; and
WHEREAS, to establish said consistency between the Official Zoning Map and the Comprehensive
Plan, staff recommends an amendment to the future land use map that would change the land use
designation of the site to High Density Residential, which is more consistent with the proposed
zoning and anticipated future uses of the site; and
WHEREAS, notification letters were mailed on August 20, 2019 to property owners within 300 feet
of the parcel proposed for rezoning and a proposed rezoning sign was placed on the site on August
21, 2019 per Section 17.104.050 of the Municipal Code; and
WHEREAS, the Plan Commission considered the rezoning and future land use map amendment at
its September 3, 2019 meeting and found the amendments to be reasonable, appropriate, and
consistent with current City plans for the site in question.
NOW, THEREFORE, BE IT RESOLVED, that the Plan Commission forwards the request to City Council
with a favorable recommendation to rezone the area as depicted on Exhibit 1 and amend the future
land use map as depicted in Exhibit 2.
Dated this 3rd day of September 2019.
Dan Toland, Mayor
ATTEST:

Amy White, City Clerk

