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TOWN OF RIB MOUNTAIN 
PLANNING COMMISSION MEETING 

December 14, 2016 
 

Acting Chairman, Jay Wittman, called the meeting to order at 6:32 pm.  Other Plan Commission 

members present included Tom Steele, Jim Hampton, and Ann Lucas.  Ryan Burnett, Laura McGucken, 

and Harlan Hebbe were excused. Also present were Community Development Director, Steve Kunst, and 

Building Inspector / Assistant Zoning Administrator, Paul Kufahl.   

MINUTES: 

Motion by Tom Steele, seconded by Jim Hampton to approve the minutes of the November 9, 

2016 Plan Commission meeting.  Motion carried 4-0. 

PUBLIC HEARINGS: 

a. Royalty Homes, applicant, requests an amendment to the Rib Mountain Zoning Map 
(rezoning) for the property legally described as the SW ¼ of the NE ¼, Section 16, Township 
28 North, Range 7 East, Town of Rib Mountain, Marathon County, Wisconsin, from Rural 
Agricultural – 1 to Estate Residential – 1, with the intent to subdivide. Parcel 
#34.162807.003.000.00.00. Docket #2016-51. 
 

Community Development Director Kunst opened the discussion by clarifying the location of the subject 

parcel and noting the proposed zoning district is consistent with the Hall Farm Land Use Study adopted 

in 2015 and the Town’s Future Land Use Map, dating back to 2005.  Additionally, Kunst identified the 

permitted land uses for the proposed Estate Residential – 1 zoning district. 

Tom Radenz of REI, applicant representative, indicated the purpose for the rezoning request is to 

subdivide the parcel, and presented the preliminary plat layout for ‘Royal Ridge Estates.’  Radenz noted 

the plat would create eight (8) large residential lots to be served by public sewer and water and two (2) 

outlots for stormwater management, with extensions of both Begonia and Bellflower Streets. 

Bill Shnowske, applicant, also noted they held a neighborhood meeting at Doepke Park to allow 

residents to provide feedback on the proposed development on November 29th, 2016.   

Plan Commissioners asked the following questions related to the proposal.  What is the purpose of the 

long narrow strip of land east of proposed Lot 7?  Why does Lot 7 have access from both Begonia and 

Bellflower Streets?  Clarify where the water runoff is directed?  Who was involved in the neighborhood 

meeting?  Clarify why the entire 40-acre parcel is being rezoned and not just the 20+ acres of proposed 

development? 

Tom Radenz, noted the narrow strip to the north is to act as a connection for the neighborhood to the 

State Park and the area adjacent to Lot 7 is for a swale and berm for storm water management.  The 

reason proposed Lot 7 has access from both roads is to allow flexibility in the placement of a residence 

to allow for a gravity feed sewer.  Jim Borysenko, REI Engineer, noted water runoff would be diverted by 
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the swale and berm to the stormwater pond on proposed outlot 2 and then directed by culvert under 

Bellflower Stret to the existing pond behind the current residents on Bellflower.  Radenz noted all 

residents who were notified by the Town for this public hearing were also notified for the neighborhood 

meeting.  Those residents were encouraged to attend to ask questions and view the proposed 

development.  The applicant and their representatives allowed time at the meeting for one on one 

conversation, as well as, a formal presentation.  Kunst noted rezoning only the proposed development 

area would create a non-conforming lot with the remnant parcel.   Therefore, the entire 40 acres must 

be rezoned. 

Acting Chairman Wittman opened the Public Hearing: 

Susan Miller, 3003 Bellflower Rd, stated she has no opposition to the residential development, but is 

concerned about traffic safety with additional homes and more specifically with construction vehicles.  

She would prefer a new road connection with South Mountain Road. 

John Blume, 5100 Camelia St, also noted a preference for a connection to South Mountain Road and is 

concerned about construction traffic, as well as water runoff through existing properties. 

Jo Bailey, 5006 Camelia St, indicated she is not opposed to the additional residential development, but is 

concerned about traffic safety for children going to school and water runoff in her backyard. 

Margaret Blume, 5100 Camelia St, noted her concern about the potential overflow of the retention 

ponds and flooding of backyards.  She also asked what recourse there would be in the event the 

proposed stormwater management practices fail.  

William Bursaw, Rib Mountain State Park, noted no position on the zoning request, but is opposed to 

the proposed unrestricted access to the State Park. 

Radenz noted the lower density development and potential traffic calming measures like speed bumps 

and stop signs should minimize the additional number of vehicles and overall all traffic safety on 

neighborhood roads.  Additionally, he noted the recourse for a stormwater management failure would 

be a civil matter against the developer or other responsible party. 

Borysenko mentioned the swales, berms and the stormwater ponds need to be sized for anticipated 

peak flow events and that State and local requirements do not allow for a development to increase the 

rates and volumes on adjacent properties.   

Shnowske indicated they have and plan to continue to meet with the residents on Camelia Street, to 

address their water concerns, and they may also help to remedy some existing issues. 

Kunst clarified plat and stormwater management review processes, and noted the Town takes an active 

role in the stormwater management plans and maintenance agreements.  Additionally, he noted the 

Town Board has had discussions about the traffic safety concerns and will likely continue to talk about 

remedies in the future to alleviate some of the issues. 
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Ben Quirt, 6209 Magnolia Ave, noted he approves of the development and is considering purchasing a 

lot in Royal Ridge Estates.  He noted he understands the traffic concerns, having 4 kids of his own. 

Matt Ruppert, 2506 Sage Ln, indicated his support for the development and is also considering building 

a new home in the Royal Ridge Estates.  He noted Bill Shnowske is very responsible and responsive to 

the concerns of his clients and neighbors. 

Margaret Blume, 5100 Camelia, questioned the total number of lots allowed on the subject property 

should it be rezoned to ER-1 and whether the proposed development could be changed after the 

rezoning.  Kunst clarified the minimum lot size is 40,000 square feet and that once a preliminary plat is 

approved, the number of lots cannot change without revisiting the preliminary plat approval process 

again. 

Shnowske stated the proposed 8 lot development is what made the most sense economically and that 

cul-de-sac length concerns are similar to what was approved for the Woodlawn Pine Subdivision. 

Kunst identified three (3) emails received in favor of the development (2 from the South Mountainside 

neighborhood and 1 from outside the area).  He also noted he received a phone call in support of the 

proposal. 

Public Comment was closed. 

Commissioners indicated they felt the development was an attractive, logical use of the area and noted 

a good compromise was achieved from the original proposal, but to be very careful when it comes to 

the water runoff issues it can present. 

Motion by Tom Steele, seconded by Ann Lucas to recommend approval of the rezoning application 

from RA-1 to ER-1 for the property legally described as the SW ¼ of the NE ¼, Section 16, Town of Rib 

Mountain. Motion carried 4-0. 

b. Royalty Homes, applicant, requests an amendment to the Rib Mountain Zoning Map 
(rezoning) for the property addressed 2902 and 2804 South Mountain Road, from Rural 
Agricultural – 1 to Suburban Residential-2 (SR-2) and Mixed Residential-4 (MR-4) with the 
intent to subdivide, Parcel #34.162807.016.000.00.00. Docket #2016-52. 

Kunst opened the discussion by clarifying the location of the subject parcel and noting the proposed 

zoning district is less dense than previously identified in the Hall Farm Land Use Study and is consistent 

with the Town’s Future Land Use Map.  Additionally, Kunst listed the permitted land uses of the 

Suburban Residential -2 and Mixed Residential – 4 zoning districts.  

Radenz noted the proposed development would include 32 lots of roughly 0.60 acres each and will 

feature a dedicated multi-use path linking the proposed beighborhood to the Doepke Park path and will 

eventually create a safe route to South Mountain School.  A temporary road would also be in place on 

proposed Lots 21 and 22 to create a second ingress/egress option until the western parcel is developed 
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with a road connecting to South Mountain Road.  The MR-4 zoned section is intended to eventually 

serve an empty nester style community. 

Acting Chairman Wittman opened the Public Hearing: 

Ann Lucas, Plan Commissioner, questioned the timeline of development for this area in comparison to 

the previous development proposal. Shnowske indicated the development of both parcels would occur 

simultaneously.  Additionally, he noted no serious concerns were expressed with this development at 

the neighborhood meeting. 

The Public Comment period was closed with no public comment received.  

Lucas asked Kunst if any water runoff concerns were associated with this parcel, to which Kunst noted a 

full stormwater management plan is necessary at the time of a Final Plat. Kunst also mentioned Scott 

Turner, the Town’s Streets and Parks Superintendent, and Mike Heyroth from Rib Mountain Sanitary 

District have been involved throughout the process. 

Wittman stated he liked the inclusion of the temporary road for access and safety, but questioned 

whether there was a need to rezone the southern portion to MR-4 at this time, considering no specific 

development is proposed. 

Shnowske noted the MR-4 zoning allowed flexibility in designing that area for an anticipated empty 

nester community.  He stated he has no interest in duplex or other dense development. Radenz added 

by rezoning at this time, it keeps the process moving forward to help maintain realistic development 

timelines. Also in response to the MR-4 discussion, Kunst noted any future development proposal of 

land would require similar public hearings, regardless of the zoning district.  

Motion by Ann Lucas, seconded by Tom Steele to recommend approval of the rezoning application 

from RA-1 to SR-2 and MR-4 for the property addressed 2804 and 2902 South Mountain Rd. Motion 

carried 4-0. 

NEW BUSINESS:  

a. Royalty Homes, applicant, preliminary plat review for Royal Ridge Estates for the property 
legally described as the SW ¼ of the NE ¼, Section 16, Township 28 North, Range 7 East, 
Town of Rib Mountain, Marathon County, Wisconsin. Parcel #34.162807.003.000.00.00. 
Docket #2016-54. 

Kunst began the discussion by noting any approval of the preliminary plats is contingent upon approval 

of the rezoning request. Radenz gave a brief history of the property and highlighted some of the 

features of the proposed development as presented earlier. 

Wittman asked the applicant if they foresee any parking issues related to the trail connection with the 

State Park.  Radenz noted the intent is to just serve the immediate neighborhood with no “formal” 

connection to the trail system.   
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Shnowske stated the road curve on Bellflower and the location of the proposed north/south connection 

with South Mountain Road should act as a traffic calming feature to naturally slow traffic and help 

minimize the impact of additional traffic on the Bellflower residents.  He also noted they understand 

water runoff is a major concern and is willing to help current residents mitigate some current runoff 

issues.  Additionally, Shnowske stated currently half of the lots are spoken for and he anticipates a two-

year build-out of all eight lots. 

Tom Steele asked if there were any concerns about the water supply to the residents given the 

elevation, to which Radenz and Mike Heyroth both indicated the area would be in an area of “high flow” 

and should not experience any issues. 

Commissioner Hampton asked the applicants to readdress the stormwater management features within 

the development.  Borysenko noted the use of a swale and berm running north and south along the 

eastern edge of the development would transport water to the pond on Outlot 2, roadside ditching 

would direct water to the pond on Outlot 1 and an additional berm and swale would redirect water on 

the south edge of the development. 

Shnowske added they intend to impose increased building setbacks to maintain as much vegetation as 

possible to minimize the impact on the natural resources as well. 

Wittman asked Kunst to explain the rational for the cul-de-sac length and if the proposed diameter is 

appropriate.  Kunst noted the Town’s code allows for an increase in cul-de-sac requirements in unique 

situations.  He indicated the current neighborhood layout only permits a new ingress/egress to the 

south, outside of the proposed project scope. Kunst noted the economic and natural resources 

challenges of that north to south connector could be viewed as a unique situation.  Kunst also noted the 

proposed cul-de-sac diameter is 120’, which is larger than the required 100’ diameter. 

Motion by Tom Steele, seconded by Jim Hampton to recommend approval of the preliminary plat for 

Royal Ridge Estates, as presented. Motion carried 4-0. 

 

b. Royalty Homes, applicant, preliminary plat review for Royal View Estates for the property 
addressed 2902 and 2804 South Mountain Road. Parcel #34.162807.016.000.00.00. Docket 
#2016-55. 

Radenz presented the 33-lot development proposal, highlighting the 0.60-acre lot size, multi-use path, 

temporary road connection, and gravity fed sewer and water supply. Wittman questioned the 81’ right-

of-way width on Iris.  Radenz noted that is intended accommodate an 8’ paved multi-use trail.  Wittman 

also questioned the maintenance of the trail, to which Kunst noted the Town would likely maintain it. 

Overall, the Commission noted this was a positive step and liked the multi-use path, lots sizes and 

overall quality of life this proposal should offer. 

Motion by Tom Steele, seconded by Jay Wittman to recommend approval of the preliminary plat for 

Royal View Estates, as presented. Motion carried 4-0. 
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c. Discussion and recommendation on the Royalty Homes petition to expand the Rib Mountain 
Sanitary District to include the parcels legally described as the SE ¼ of the SE ¼, the SW ¼ 
of the SE ¼, the NW ¼ of the SE ¼, and the SW ¼ of the NE ¼, Section 16, Township 28 
North, Range 7 East, Town of Rib Mountain, Marathon County, Wisconsin. Docket #2016-53 

Kunst stated all previous discussions related to residential development in this area had included the use 

of public sewer and water.  Town and Sanitary District staff do not recommend allowing private systems 

in this area.  The Rib Mountain Sanitary District approved the expansion in October. 

Hampton asked for clarification on document 5c-5 related to the Wausau Urban Area (208) Plan and 

why the residents to the south of South Mountain Road were included.  Kunst explained the application 

of the 208 Plan and how lands need to be removed from the boundary before adding elsewhere. Kunst 

noted this form of mapping does not apply to the Sanitary District Boundary.  

Motion by Jim Hampton, seconded by Tom Steele to recommend approval of the petition to expand 

the Rib Mountain Sanitary District Boundary, as presented.  Motion carried 4-0. 

CORRESPONDENCE / QUESTIONS / TOWN BOARD UPDATE:  

1. Kunst indicated the Town Board denied the request for the large detached garage on Swan Ave, 

as recommended by the Plan Commission in November. 

2. Kunst noted a work agreement was approved with the Regional Planning Commission to assist in 

the Comprehensive Plan update and that a Joint meeting with Town Board will likely occur in 

February of 2017 to kick off the process. 

PUBLIC COMMENT:   

Margaret Blume, 5100 Camelia, questioned the cul-de-sac length requirement and why it is a given 

length and not a product of the number of homes that occupy it.  Kunst stated the length requirement 

found in Town code essentially regulates the number of homes because of the typical requirement of a 

100’ of lot width. 

ADJOURN: Motion by Tom Steele, seconded by Ann Lucas to Adjourn.  Motion carried 4-0. Meeting 

adjourned at 8:37 pm. 

 

Respectfully Submitted,  

Paul Kufahl, Building Inspector / Assistant Zoning Administrator 
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REPORT TO PLAN COMMISSION   

FROM:   Steve Kunst, Community Development Director 
DATE:   January 20, 2017 
SUBJECT:   Pre-Application Conference for Townhouse/Duplex/Twin House Development 
 
APPLICANT: Grunwaldt & Halverson, LLC, agent  
 
PROPERTY ADDRESS(S): 1501 Bluebird Lane & 1506 Robin Lane 
 
REQUEST: Pre-Application conference regarding a potential rezoning application and development of 

townhouses / duplexes / twin houses.  
 

CURRENT ZONING:  Suburban Commercial (SC) 
PROPOSED ZONING: Undetermined, but most likely MR-4, UR-8, or UDD – Density Dependent  
 
FUTURE LAND USE DESIGNATION: Commercial   
ADJACENT ZONING:  SC (West & South), SR-3 (North, South, East & West)  
 
NARRATIVE:  
 

The applicant seeks Plan Commission feedback on the concept of townhouse/duplex style development on the two 
properties immediately east of the recently approved ‘Lift Athletics’ fitness facility (see attached map). The 
properties are currently zoned Suburban Commercial, which does not permit residential development, either by 
right or conditional use. As a result, the property would need to be rezoned in order to be considered for this style 
development. The Mixed Residential-4 (MR-4) district allows for duplex style development by right, at a density 
of four (4) dwelling units per acre. The Urban Residential-8 district allows for up to eight (8) dwelling units per 
acre; however, it requires conditional use approval on top of the rezoning. If the applicant desires a greater density 
than four (4) units per acre, the UDD process is likely the most realistic option.  
  

 
POSSIBLE ACTION: No action to be taken. Item is for discussion purposes only. 
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REPORT TO PLANNING COMMISSION   

FROM:   Steve Kunst, Community Development Director 
DATE:  January 25, 2017 
SUBJECT:   Update to the Rib Mountain Comprehensive Plan 2005 
 
 

 
NARRATIVE:  

 
This item is intended to provide a brief update on the Comprehensive Plan update process. The Town Board 
finalized the Work Agreement (see attached) with North Central Wisconsin Regional Planning Commission (RPC) 
to lead the project in late 2016. Discussions with Town Board Supervisors on the Work Agreement revealed an 
interest in having a joint meeting with the Plan Commission to “kick-off” the process. In doing so, the Town can 
set a unified direction for the plan and its process.  

Through coordination with the RPC, Town Board and the regular Plan Commission schedule, the date of 
Wednesday, February 22nd appears to work best for the joint kick-off meeting.  

 

POSSIBLE ACTION: No formal action to be taken. Item is for general direction.  
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