CITY OF SAINT CROIX FALLS
PLAN COMMISSION MEETING AGENDA
Monday, October 20, 2025
5:30 PM In-Person and Via Zoom

City Hall
710 Hwy 35
St. Croix Falls, WI
Call to Order
a. Roll Call

Approval of Minutes: September 15, 2025, Regular Plan Commission Meeting

Public Hearing: Rezone request from Impact Seven for Parcel ID 281-01130-0200 from R-1 and R-2
Residential to R-3 Multiple Family
a. Open the Hearing
Review Rezone Request
Questions from the Commission
Comments/Questions from the Public
Close Public Hearing

o oo o

Public Hearing: Conditional Use Permit submitted by Paddlefish Properties LLC to allow five (5)
elevated, low-impact, “yurt-style lodging” units and a public sculpture walk
a. Open the Hearing

b. Review CUP Request

c. Questions from the Commission

d. Comments/Questions from the Public
e. Close Public Hearing

New Business:
a. Consider Recommendation to the City Council for a Rezone Request from Impact Seven for
Parcel ID 281-01130-0200 from R-1 and R-2 Residential to R-3 Multiple Family
b. Consider Recommendation to the City Council for a Conditional Use Permit Request submitted
"~ by Paddlefish Properties LLC to allow five (5) elevated, low-impact, “yurt-style lodging” units
and a public sculpture walk

Adjourn

Persons may participate by signing in via Zoom link on the City’s website at www.cityofstcroixfalls.com.

Posted: October 15, 2025



September 15, 2025 Plan Commission

CITY OF ST. CROIX FALLS
PLAN COMMISSION MEETING MINUTES
September 15, 2025 at 5:00 P.M.
City Hall, 710 Hwy 35

CALL TO ORDER

Mayor Kirk Anderson called to order a regular meeting of the Saint Croix Falls Plan Commission on Monday,
September 15, 2025 at 5:00 pm. Roll call: Commissioners Kirk Anderson, Craig Lien, Mike Donaghue, Jamie
Vee, Pam Stratmoen, Jared Lehman, and Nathan Waterworth were present in person. Also present in person:
Administrator Ryan Heise and Clerk Sarah Jensen.

APPROVAL OF MINUTES
Lien moved to approve the minutes of the August 18, 2025 Plan Commission Meeting, second by Vee, voice
vote, motion carried.

PUBLIC HEARING

Public Hearing: Conditional Use Permit submitted by Harmoni Towers AssetCo, LLC and Verizon Wireless for
a wireless telecommunications tower and associated facilities at 651 E. Louisiana Street

Lien moved to open the public hearing for a conditional use permit submitted by Harmoni Towers AssetCo,
LLC and Verizon Wireless for a wireless telecommunications tower and associated facilities at 651 E. Louisiana
Street, second by Stratmoen, voice vote, all voted aye, motion passed.

Harmoni Towers AssetCo, LLC, in partnership with Verizon Wireless, submitted a Conditional Use Permit (CUP)
application to construct a 145-foot monopole telecommunications tower (149 feet including lightning rod) and
related facilities on St. Croix Falls School District property at 651 E. Louisiana Street. The tower would replace
Verizon’s existing collocation on the City Water Tower, which no longer meets structural standards for
continued use. The City Attorney has reviewed the application and advises that the City is on firm legal ground
requiring a CUP. While State law limits the extent of conditions municipalities may impose, certain conditions
remain permissible and advisable to protect community interests. Conditions to consider include collocation
readiness, siting justification, aesthetic and siting controls, permit duration and discontinuance, monitoring
and compliance, safety and access, and notice and recording. Two representatives from Harmoni Towers were
present, along with SCF School Superintendent Craig Broeren. Harmoni Towers representatives explained that
safety specifications have evolved over time, and the current tower location no longer meets the updated
requirements. They reviewed other City-owned properties but were unable to identify a site that met the
necessary criteria. Superintendent Broeren noted that there are no safety concerns with the proposed site, as
the area is fenced and the tower’s design ensures safety. Harmoni Towers representatives also shared that
while coverage will likely remain the same, the new tower will improve both performance and capacity.
Construction is anticipated to begin either in late Fall 2025 or Spring 2026. In addition, the tower design would
allow other carriers to co-locate in the future if desired.

Comments from the Public:
None

Stratmoen moved to close the public hearing, second by Lien, voice vote, all voted aye, motion carried.

NEW BUSINESS

Consider Recommendation to the City Council for a Conditional Use Permit submitted by Harmoni Towers
AssetCo, LLC and Verizon Wireless for a wireless telecommunications tower and associated facilities at 651
E. Louisiana Street
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September 15, 2025 Plan Commission

Lien moved to recommend to Council the approval of the Conditional Use Permit submitted by Harmoni
Towers AssetCo, LLC and Verizon Wireless for a wireless telecommunications tower and associated facilities at
651 E. Louisiana Street as proposed, second by Donaghue, voice vote, all voted aye, motion carried.

ADJOURNMENT
Stratmoen moved to adjourn, second by Vee, voice vote, motion carried at 5:48 pm.

Kirk Anderson, Mayor Sarah Jensen, City Clerk
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SAINT CROIX FALLS
EXECUTIVE SUMMARY

SUBMIT DATE: SUBMITTED BY: MEETING DATE:

| 10/7/25 | Rvan Heise | 10/20/25

ISSUL:

Rezone Request R-1/R-2 to R-3 Impact 7 Phase 2

BACKGROUND:

Rezoning Request: R-1/R-2 to R-3 (Existing PUD Overlay)
Applicant: Impact Seven

Concept: 54 units in six separate nine-unit buildings

Site Area: Approximately 10 acres (mixed zoning R1 & R2)

Purpose of the Request

The applicant is requesting a rezoning from R-1 and R-2 Residential to R-3 Multi-Family
Residential. The property already carries a Planned Unit Development (PUD) overlay previously
approved by the City.

This rezoning is intended to align the underlying zoning district with the existing PUD and the
applicant’s intended multifamily density. No detailed site plan is being approved at this stage; design
and layout will be addressed through the General Development Plan (GDP) and later detailed plan
review.

Zoning Framework

Under R-3 zoning, up to eight units per building are permitted by right. Buildings with more than
eight units typically require a Conditional Use Permit (CUP). Because this property has a PUD
overlay, the CUP step is replaced by the rezoning ordinance and GDP approval, which provide the
City’s review and control over building scale, layout, buffering, and design.

The applicant’s concept—six nine-unit buildings (54 total units)—is consistent with this framework
and can be reviewed and approved through the PUD process.

Density Context

The 10-acre parcel includes roughly 435,600 square feet. The R-3 district requires 2,500 square feet
of lot area per dwelling unit, which would theoretically allow up to approximately 174 units on this
site. The proposed 54 units represent less than one-third of the maximum potential density under R-3
standards.

The City Council has two options for managing density:
1. Rely on R-3 ordinance standards such as lot area per unit, green space, height, and parking;

or
2. Establish a specific density cap (for example, 54 units) in the rezoning ordinance for clarity.




Either approach is acceptable. The Development Agreement will restate and enforce whichever
option the Council chooses.

Comprehensive Plan Consistency

Although the City’s Comprehensive Plan is approximately 25 years old, it continues to support
multifamily housing that offers options for a range of ages and incomes while maintaining
greenspace and compatibility with surrounding uses.

Rezoning to R-3 is consistent with these policies regardless of whether the City relies on ordinance
standards or includes an explicit cap in the rezoning ordinance.

Summary for Plan Commission Discussion

At this stage, the Plan Commission’s role is to review the rezoning request and provide a
recommendation to the City Council. The current action is limited to establishing the appropriate
underlying zoning and confirming that the proposed density aligns with the existing PUD and the
Comprehensive Plan.

Detailed site design, engineering, and architectural review will occur later through the GDP and
detailed plan phases of the PUD process.

BUDGET IMPACT:

NA

APPROVALS:
Submitters Approval Committee Approval  Board Approval

| RH

RECOMMENDATION:

MOTION:

Approved

MADE SECOND Denied




CITY OF ST. CROIX FALLS SEF
REQUEST FOR REZONING

NAME IMPACT SEVEN

ADDRESS: 2961 DECKER DRIVE RICE LAKE WI 54868

PHONE: CAROL KEEN 414-852-5399

IF PROPERTY OWNER IS DIFFERENT THAN ABOVE:

NAME:

LOCATION OF PROPERTY YOU ARE REQUESTING TO BE REZONED: (ATTACH MAP)

SEE ATTACHEMENT PARCEL TWO

EXACT LEGAL DESCRIPTION OF PROPERTY: SEE ATTACHED
CURRENT ZONING:
PROPOSED ZONING: PLANNED UNIT DEVELOPMENT -R3

PROPOSED USE OF PROPERTY: (ATTACH SITE PLAN)

154 UNIT MULTIFAMILY HOUSING DEVELOPMENT




DATE OF APPLICATION: _September 29, 2025

APPLICANT’S SIGNATURE: Cd/“’g Rean

FEE: $200.00
PRESENTED TO PLAN COMMISSION: )1D-26-25

PRESENTED TO CITY COUNCIL: \()~27-24

CLASS I PUBLICATION k
PUBLICATION DATES: _ )k | 4.4, 2025
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SAINT CROIX FALLS
EXECUTIVE SUMMARY

SUBMIT DATE: SUBMITTED BY: MEETING DATE:

1 10/7/25 } | Rvan Heise | 10/20/25

ISSUE:

Conditional Use Permit Application for Eco-Lodging

BACKGROUND:

Applicant: Paddlefish LLC
Property: 723 Hwy 35 South, Saint Croix Falls, WI
Zoning District: B-2 Highway Commercial

Project Overview

Paddlefish LLC is proposing a small-scale eco-lodging development consisting of up to five
elevated, low-impact yurts on platforms, along with a public sculpture walk connecting to the Ice
Age Trail. The project is designed to promote sustainability, environmental sensitivity, and cultural
enrichment.

Key elements include:

No tree removal or disturbance to sensitive vegetation.

Use of natural colors and materials to blend with surroundings.

Seasonal operation (spring through fall) with established quiet hours.

Sculptures constructed from sustainable materials and designed to be interactive yet
unobtrusive.

Zoning Basis

The property is zoned B-2 Highway Commercial, which is intended for highway-oriented businesses
but also allows parks (Sec. 40-440(8)) and hotels or motels (Sec. 40-440(10)). The proposed eco-
lodging use falls between these two categories, combining recreation with overnight
accommodations.

Under Sec. 40-441(5), the zoning ordinance allows “other uses similar in character” as conditional
uses. The yurts qualify under this provision as they function similarly to cabins or other transient
lodging, while also providing a recreational and cultural component through the sculpture walk.

Precedent in Wisconsin
Comparable projects have been reviewed and approved in other Wisconsin jurisdictions through
Conditional Use Permits, demonstrating that similar eco-lodging uses are commonly handled under

this process.

o The City of Washburn recently reviewed a proposed yurt development, indicating local
acceptance of this form of low-impact lodging.




¢ In Bayfield County, yurts utilized for commercial purposes and approved as camping units
under the Unified Development Code are allowed by Conditional Use Permit within the
Forestry-1 (F-1) and Residential-Recreational Business (R-RB) zoning districts.

These examples show that Conditional Use Permits are the established method for evaluating eco-
lodging and yurt-style accommodations in areas where tourism and resource protection are priorities.

Proposed CUP Conditions

To ensure compatibility with the surrounding area and address potential impacts, the applicant
proposes the following conditions:

. Limit of five yurts.
Seasonal operation from approximately May through October.
. No tree removal and maintenance of existing vegetative buffers.
On-site septic and solid waste plan subject to Polk County Health Department approval.
. Use of natural colors and materials with downward-shielded lighting.
Quiet hours after 10:00 p.m.; no amplified outdoor music.
. Public sculpture walk constructed with sustainable materials and integrated with the
landscape.

Conclusion

The proposed project is a low-impact, tourism-oriented use that fits the intent of the B-2 Highway
Commercial District by attracting visitors, supporting the local economy, preserving the natural
character of the site, and offering cultural value through the public sculpture walk. The use is
consistent with the district’s permitted intent and aligns with how similar eco-lodging uses have been
permitted elsewhere in Wisconsin.

BUDGET IMPACT:

’, NA

APPROVALS:
Submitters Approval Committee Approval  Board Approval

RH | |

RECOMMENDATION:

MOTION:

Approved

MADE SECOND Denied
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CONDITIONAL USE PERMIT  APPLICATION

Applicant Owner
Name David Aichinger name David Aichinger
company Paddlefish Adventures LLC company Paddlefish Adventures LLC
Address 723 Highway 35 S Address 2878 50th Ave
Saint Croix Falls WI 54024 Osceola WI 54024
Others

On a separate page supply the Names and Addresses of Architects, Engineers, Contractors and others involved in this
proposed development.

Legal Description of Site Site Address: 723 Highway 35 S

Lot Block Subdivision

If Metes and Bounds Description, include the entire description on a separate sheet of paper.

Existing Zoning of the Property : [ ] R-1 [ RrR2 ] RD 1 mH
1 B-1 | B-2 [] B3 1 m-1 ] cON

Has a C.U.P. ever been issued or denied for this property? YES NO If so, when? NO

Neighbors

On a separate page list th® names and addresses of all property owners opposite and abutting this property site.

Request

| hereby apply for a Conditional Use Permit
to See attached page

This Use is allowed per Section 17. __ of the City Code. (If not allowed, do not apply. Talk with the Zoning Administrator for advice.)

Site Plan
Refer to the City brochure What is a Site Plan? Use the checklist provided in the brochure and show all the information

requested. In addition, show the following necessary information:
W] Parking Stalls — location & number  [] Loading Docks [] Traffic Circulation & Signage
[[] Proposed Landscaping [ Anutiities [] 20 parking spots

[L] If applying for a garage or accessory structure on a lot over 2 acres include information on the size, type, and
dimensions, including height, of all buildings.

I certify the above and attached information is complete and correct to the best of my knowledge.

(Applicant Signature) O

Filing Fee $200.00

Publication Date: Hearing Date: Council Action: Approve Deny Res. #

10-1-25 - 20-25
10-4.-25 L 1



sculpture trail and campsites locations

p ~water tower| |

{

!

pave trail

2.3 acres of conservation, shaded area

Aproximate location of trail shown in red. Trail corridor
subject to change because of sensitive slope or vegetation.

Green circles show approximate locations of campsites.
locations subject to change based on viability of sites

eco themed art and sculptures located along trail and off short
spur trails
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Draft CUP Narrative

Conditional Use Permit Narrative

Property: 723 Hwy 35 South, Saint Croix Falls, WI

Applicant/Owner: Paddlefish Adventures LLC

Project Overview

The proposal is to create a small-scale eco-lodging experience at 723 Hwy 35 South, consisting of up to
five elevated, low-impact artistically built yurt like structures (on platforms) along with a public sculpture
walk that connects to the Ice Age Trail.

The project emphasizes sustainability and minimal disturbance to the land:

No tree removal or damage to sensitive plants.

Natural colors and materials to blend with surroundings.

Quiet hours and seasonal operation (spring—fall).

Sculptures built from natural/sustainable materials, designed to be interactive but not intrusive.

Zoning Basis
The property is zoned B-2 Highway Commercial. While B-2 is designed primarily for highway-oriented
businesses, it also allows for:

e Parks (Sec. 40-440(8))
e Hotels and motels (Sec. 40-440(10))

Eco-lodging fits comfortably between these two categories — combining the recreational aspect of a park
with the overnight accommodation of a motel.

Under Sec. 40-441(5), the ordinance also allows “other uses similar in character” as conditional uses. The
yurts fall under this provision as they are functionally similar to cabins or other transient lodging, while
also providing a recreational and cultural benefit through the sculpture walk.

Precedent in Wisconsin

Other communities have approved similar eco-lodging uses through CUPs in commercial zoning districts:

e City of Bayfield (B-2): safari tents and eco-cabins approved as transient lodging.

e Town of La Pointe (Commercial/Resort): yurts allowed via CUP.

e City of Hayward (Highway Commercial); safari tents and short-term cabins treated as transient
lodging.

These examples show that CUPs are the accepted tool for handling small-scale eco-camping in
commercial corridors, particularly where tourism is important.

Proposed CUP Conditions

To address potential impacts, the applicant is prepared to accept the following conditions:

Maximum of 5 artistically built, yurt like structures.

Seasonal use only (approx. May—October).

No tree removal; maintain vegetative buffer.

On-site septic and solid waste plan (subject to Polk County Health Department approval).
Natural colors and materials; downward-shielded lighting.

Ok wn -~

Quiet hours after 10 p.m.; no amplified outdoor music.
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7. Public sculpture walk built with sustainable materials, integrated with the landscape.

Conclusion

This project is a low-impact, tourism-oriented use that fits the intent of the B-2 Highway Commercial
District by:

Attracting visitors and supporting the local economy.

Providing unique lodging consistent with permitted “parks” and “hotels/motels.”
Preserving and enhancing the natural character of the property.

Offering cultural value through a free, public sculpture walk.

We respectfully request approval of the CUP to allow this use.

-David Aichinger
Paddlefish Adventures LLC
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