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TOWN OF RIB MOUNTAIN 
PLANNING COMMISSION MEETING 

January 10, 2018 
 

Chairperson Harlan Hebbe, called the meeting of the Plan Commission to order at 6:30 pm.  Other Plan 

Commission members present included Ryan Burnett, Jim Hampton, Laura McGucken, Tom Steele and 

Jay Wittman.  Also present were Community Development Director, Steve Kunst, and Building Inspector 

/ Assistant Zoning Administrator, Paul Kufahl.   

MINUTES: 

Motion by Tom Steele, second by Laura McGucken to approve the minutes of the December 13, 

2017 Plan Commission meeting, as presented.  Motion carried 4-0.   Jay Wittman and Harlan 

Hebbe abstained from voting. 

 

OLD BUSINESS: 

A. Discussion on the Rib Mountain Comprehensive Plan project; specifically, land use. Docket 

#2017-05.  

Community Development Director Kunst stated this is a continuation of the discussion on the Land Use 

element of the Town’s Comprehensive Plan.  Kunst indicated the primary goal of staff is for the Land Use 

chapter to contain more specific goals, objectives, and/or statements pertaining to regular and potential 

future development patterns.    

The Plan Commission members reviewed the included Future Land Use Map and identified the following 

areas for discussion.   

Quarry Redevelopment (Red Bud Rd area) 

- Identify areas of active mining/quarry operations  

- Better understand the reclamation process/timeframes and how it impacts redevelopment 

- Review site conditions related to private onsite water treatment facilities or private wells to help 

understand possible future residential development 

- Would consider rural, non-commercial redevelopment 

- Larger estate style lots for residential development or recreational lands 

- Find a way to highlight this area on future land use maps 

Multi-Family/Duplex Development Areas 

- Jay Wittman presented a examples of duplex style condo development.  Commissioners agreed 

single story, owner occupied style development is preferred near traditional residential 

neighborhoods or in areas similar to the Hall Farm property along South Mountain Rd. 
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- Multistory Multifamily developments would likely only be considered in transitional areas 

between commercial and existing residential land uses. 

Hall Farm Development 

- Reference the Hall Farm Study as part of the comprehensive plan 

- Area along South Mountain could allow for single story duplex style development or even low 

intensity neighborhood commercial 

- Highlight the need for a north to south road connection 

South Mountain Development 

- This area was identified as 40 acres north and south of South Mountain Rd, West of the Hall 

Farm Property, and outside of the sanitary district boundary 

- Larger lot (5+ acre), estate style development would be considered 

County Loop Corridor 

- Make a statement to revisit future land use for development on Trillium and Foxglove if a 

Rothschild to Rib Mountain connection is built in the future. 

Residential Neighborhood between Hwy 51/29 and Rib Mountain Drive near North Mountain Rd 

- Redevelopment of this area needs to be addressed 

- Likely to be commercial or mixed use in the future 

- Identify similar areas of commercial and residential conflicts throughout Town 

- Redevelopment should happen from the outside in 

- Change all areas west of Eagle to future Commercial land use 

Changes to the Future Land Use Map designations 

- Change current Lakeshore apartments area to single family residential 

- Change Azalea communication towers property to grassland instead of commercial 

- Change area behind current Lift Gym to residential 

Public Participation 

- Use upcoming elections as a way to generate public feedback on the plan 

- Have information available at the Town’s Annual Meeting 

- Get input from Town Board early in the process to make sure there are shared goals 

- Share information with Parks and Bike and Ped Committees 

The Plan Commission also noted they would like to make a statement about future Ski Hill expansion 

and its impact on residents, but would like to get Town Board input first. 
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CORRESPONDENCE / QUESTIONS / TOWN BOARD UPDATE:   

Kunst noted the Town Board approved the Gustave A Larson GDP and denied the Conditional Use 

modification at the last Town Board Meeting, as recommended by the Plan Commission. 

2017 Permit Summary:  Building Inspector, Paul Kufahl, noted 214 permits were issued in 2017, for an 

estimated construction value of $10.6 million.  Of which, 19 were new single family homes. 

 

PUBLIC COMMENT: None Received 

 

ADJOURN:  

Motion by Tom Steele, second by Jim Hampton to adjourn the Plan Commission Meeting.  

Motion carried 6-0.  Meeting adjourned at 8:04 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 17, 2018 
SUBJECT:   General Development and Precise Implementation Plan Review 
 
APPLICANT: Riverside Land Surveying, agent  
PROPERTY OWNER: Farmhouse Fitness LLC 
 
PROPERTY ADDRESS(S): 1501 Bluebird Lane  
 
REQUEST:  General Development Plan (GDP) and Precise Implementation Plan (PIP) approval for development 

of four (4) duplex structures.  
 
CURRENT ZONING:  Suburban Commercial (SC) 
ADJACENT ZONING:  SC (West & South), SR-3 (North, South, East & West)  
PROPOSED ZONING: UDD  
 
FUTURE LAND USE DESIGNATION: Commercial   
 
NARRATIVE:  
 

The applicant seeks Plan Commission approval for a duplex development on the properties immediately east of the 
‘Lift Athletics’ fitness facility (see attached map). The property is 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 for duplexes. The applicant desires to construct four (4) duplexes on the 1.48-acre property (or 5.4 units 
per acre), making the UDD process is likely the most realistic option. The Plan Commission discussed this concept 
at a pre-application conference on December 13th.  
 
ZONING STANDARDS NOT MET BY THE PROPOSAL: 
The RMMC requires listing zoning standards not being met by a proposed UDD request for the purpose of helping 
the Plan Commission by providing information necessary to determine the relative merits of the project in regard 
to the private vs. public benefits. Below is a list of the staff identified code non-compliances when compared to the 
traditional zoning district of MR-4: 

• Lot width of proposed Lots 2 and 3 of 83 feet compared to typical 100-foot requirement 
• Overall density of the development of 5.4 units per acre compared to the typical four (4) 

 
PUBLIC BENEFITS OF THE PROPOSAL: 

• Provides a natural transition from commercial uses to existing residential neighborhoods 
• Redevelops a long-underutilized site within one of the highest developed areas of the Town 
• The proposed development adds diversity to the Town’s housing stock and could represent a desirable 

option for those looking to age in place within the Town. 
  

FINDINGS OF FACT 
Below are the six questions representing the Plan Commission’s finding of fact to be forwarded to the Town Board 
as found within the Rib Mountain Code of Ordinances, along with initial staff interpretation. 
 

skunst
Typewritten Text
4a-1



 
 

1. How is the proposed conditional use (the use in general) in harmony with the purposes, goals, objectives, 
policies and standards of the Town of Rib Mountain Comprehensive Plan, this Chapter, and any other plan, 
program, or ordinance adopted, or under consideration pursuant to official notice by the Town? 
The Town’s Comprehensive Plan identifies goals and objectives of enhancing the quality of the 
Town’s residential living environment, identifying areas for small lot suburban housing, and 
managing density of residential development to minimize Town development related costs.  Policies 
and strategies related to these goals include concentrating small lot residential development within 
the boundaries of the Sanitary District and encourage high-quality, attractive development. Another 
objective within the Comprehensive Plan notes to direct more intensive future growth to areas 
contiguous to existing developed areas. 
 

2. How is the proposed conditional use (in its specific location) in harmony with the purposes, goals, 
objectives, policies and standards of the Town of Rib Mountain Comprehensive Plan, this Chapter, and 
any other plan, program, or ordinance adopted, or under consideration pursuant to official notice by the 
Town? 
The proposal addresses a challenge in transitioning from the Town’s primary commercial district to 
existing single-family residential neighborhoods. Past commercial proposals for the subject property 
were met with strong neighborhood opposition based on anticipated adverse impacts on the 
longstanding residential neighborhood. The proposal represents a potential transition from existing 
commercial development to the residential uses. Further, the increase in residential density proposed 
is consistent with the goals and objectives referenced above.  
 

3. Is it likely that the proposed conditional use, in its proposed location and as depicted on the required site 
plan (see (3)(d), above), will have an adverse impact on the use of adjacent property, the neighborhood, 
the physical environment, pedestrian or vehicular traffic, parking, public improvements, public property 
or rights-of-way or other matters affecting the public health, safety, or general welfare, either as they 
now exist or as they may in the future be developed as a result of the implementation of the regulations 
or recommendations of this Chapter, the Comprehensive Master Plan, or any other plan, program, map, 
or ordinance adopted or under consideration pursuant to official notice by the Town or other 
governmental agency having jurisdiction to guide growth and development? 
The proposed residential use is consistent with the surrounding neighborhood and likely holds a 
lesser potential for generating adverse impacts of the neighborhood than uses currently permitted by 
right in the property’s commercial zoning district. Traffic to the subject property will increase from 
existing levels as the property is currently vacant; however, the traffic levels should be consistent 
with the adjacent neighborhood.  
 

4. Does the proposed conditional use maintain the desired consistency of land uses, land use intensities, and 
land use impacts as related to the environs of the subject property? 
The proposal creates a natural transitional area from high intensity commercial development along 
Rib Mountain Drive to the existing single-family residential subdivisions to the east. The proposed 
density is greater than the existing neighborhoods, but the use is less intense than what could be 
permitted by current zoning standards.  
 

5. Is the proposed conditional use located in an area that will be adequately served by, and will not impose 
an undue burden on, any of the improvements, facilities, utilities or services provided by public agencies 
serving the subject property? 
The subject property is accessed via Town roads currently serving similar uses in the surrounding 
area. Further, the property is served by municipal water and sewer.  
  

6. Do the potential public benefits of the proposed conditional use outweigh any and all potential adverse 
impacts of the proposed conditional use (as identified in Subsections 1. through 5., above), after taking 
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into consideration any proposal by the Applicant and any requirements recommended by the Applicant 
to ameliorate such impacts? 
The proposal accomplishes a number goals and objectives of the Town’s Comprehensive Plan related 
to residential development. It also provides a natural transition from the Town’s commercial 
corridor and existing single-family neighborhoods limiting potential adverse impacts from currently 
permitted commercial uses.  

 
ADDITIONAL CONSIDERATIONS: 

• Any approval should be conditioned upon an approved stormwater management plan and/or maintenance 
agreement 

• Consideration could be made for requesting additional right-of-way be dedicated along Robin Lane. 
Typical Town road right-of-way is 60-66 feet in width. The existing width at the subject property is 50 
feet. 

• Ensure proper fire separation, per Wisconsin Uniform Dwelling Code  
• Ensure proper egress, per Wisconsin Uniform Dwelling Code, for proposed Lots 2 and 3 

 
POSSIBLE ACTION:  
 

1. Recommend approval of the GDP/PIP for the property addressed 1501 Bluebird Lane, as presented. 
 

2. Recommend approval of the GDP/PIP for the property addressed 1501 Bluebird Lane, with conditions / 
modifications.  
 

3. Recommend denial of the GDP/PIP for the property addressed 1501 Bluebird Lane.  

 
 
 

skunst
Typewritten Text
4a-3



RIB
MOUNTAIN

DR

ROBIN LN

C
AR

D
IN

AL
 A

V

D
O

VE
 A

V

RIB M
OUNTAIN DR

BLUEBIRD LN

2703

2600

1602

1604
1606

2705 2704

1608

2706

2707 2706
1506

2709 2708

1803 1801

2802 1501
160116031605

2801
2801 2802

2804 2803
2804

2803

1506

1602

2805
2805 2806

1804
1802 1710 1708 1706 28072810

2807 1406 1404

2901

1705
2900

2901
1605 2901 1405

2904 2903
2903

0 10050

Feet ±Prepared by:

Rib Mountain: 
"Where Nature, 

Family, and 
Sport Come 

Together"

Map Printed:
 1/20/2017

www.mi-tech.us

Parcel Outline
Road Type

US Interstate
State Hwy
State Park
County Hwy
County Forest

Local
Private
Water Feature

Zoning Districts
Unzoned

CR-5ac Countryside
Residential

EO Estate Office
ER-1 Estate
Residential
MR-4 Mixed
Residential

NC Neighborhood
Commercial
OR Outdoor
Recreation
RA-1 Rural
Agricultural
RA-2 Rural
Agricultural

ROW
RR Rural
Residential
SC Suburban
Commercial
SI  Suburban
Industrial

SO Suburban Office
SR-2 Suburban
Residential
SR-3 Suburban
Residential
UC Urban
Commercial

UDD Unified
Development
UR-8 Urban
Residential

DISCLAIMER: The information and depictions contained
herein are for informational purposes only; Mi-Tech
specifically disclaims accuracy in this reproduction and
advises that if specific and precise accuracy is required
that certified maps, surveys, plats, or other official means
be obtained.

skunst
Polygon

skunst
Typewritten Text
4a-4



skunst
Typewritten Text
4a-5



skunst
Typewritten Text
4a-6



skunst
Typewritten Text
4a-7



skunst
Typewritten Text
4a-8



skunst
Typewritten Text
4a-9



skunst
Typewritten Text
4a-10



skunst
Typewritten Text
4a-11



skunst
Typewritten Text
4a-12



skunst
Typewritten Text
4a-13



skunst
Typewritten Text
4a-14



skunst
Typewritten Text
4a-15



skunst
Typewritten Text
4a-16



skunst
Typewritten Text
4a-17



skunst
Typewritten Text
4a-18



skunst
Typewritten Text
4a-19



skunst
Typewritten Text
4a-20



skunst
Typewritten Text
4a-21



skunst
Typewritten Text
4a-22



skunst
Typewritten Text
4a-23



 
 

REPORT TO PLAN COMMISSION   
FROM:   Steve Kunst, Community Development Director 
DATE:   January 18, 2018 
SUBJECT:   Certified Survey Map Review 
 
APPLICANT: Riverside Land Surveying, agent  
PROPERTY OWNER: Farmhouse Fitness LLC 
 
PROPERTY ADDRESS(S): 1501 Bluebird Lane  
 
REQUEST:  Certified Survey Map (CSM) approval to divide property into four (4) parcels to facilitate a duplex 

development. 
 
CURRENT ZONING:  Suburban Commercial (SC) 
ADJACENT ZONING:  SC (West & South), SR-3 (North, South, East & West)  
PROPOSED ZONING: UDD  
 
 
NARRATIVE:  
 

The applicant seeks Plan Commission approval for a land division creating four (4) parcels to facilitate a duplex 
development. The CSM request is tied to the rezoning application request scheduled prior to this review. If the 
zoning request is denied, the applicant has stated they would likely not move forward with the survey, as presented. 
If the property is rezoned to UDD, the proposed lots would meet applicable zoning standards.  
 
 
ADDITIONAL CONSIDERATION(S): 

• Consideration should be made for requesting additional right-of-way be dedicated along Robin Lane. 
Typical Town road right-of-way is 60-66 feet in width. The existing width at the subject property is 50 
feet. 
 

POSSIBLE ACTION:  
 

1. Recommend approval of the CSM for the property addressed 1501 Bluebird Lane, as presented. 
 

2. Recommend approval of the CSM for the property addressed 1501 Bluebird Lane, with conditions / 
modifications.  
 

3. Recommend denial of the CSM for the property addressed 1501 Bluebird Lane.  
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REPORT TO PLAN COMMISSION   
FROM:   Steve Kunst, Community Development Director 
DATE:   January 18, 2018 
SUBJECT:   Pre-Application Conference  
 
APPLICANT: Don Hall, agent  
PROPERTY OWNER: Scott and Lori Geurink 
 
PROPERTY ADDRESS(S): 6200 South Mountain Road  
 
REQUEST: Pre-Application conference regarding a potential rezoning and minor subdivision development 
 
CURRENT ZONING:  Rural Residential (RR) 
ADJACENT ZONING:  RR (North & West), ER-1 (East), RA-1 (South) 
PROPOSED ZONING: To be Determined (Likely ER-1)   
 
FUTURE LAND USE DESIGNATION: Forest and Cropland    
 
NARRATIVE:  
 

The applicant seeks Plan Commission feedback on the concept of rezoning approximately 29 acres on the north 
side of South Mountain Road, between Red Bud and Thornapple Roads (see attached). The rezoning is intended to 
facilitate a minor (or county) subdivision. At the time this report was generated no additional information was 
provided by the applicant.  
 

 
POSSIBLE ACTION: No action to be taken. Item is for discussion purposes only. 
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REPORT TO PLAN COMMISSION   
FROM:   Steve Kunst, Community Development Director 
DATE:   January 18, 2018 
SUBJECT:   Pre-Application Conference  
 
APPLICANT: Bill Shnowske  
PROPERTY OWNER: BPW Development LLC 
 
PROPERTY ADDRESS(S): 2804 South Mountain Road  
 
REQUEST: Pre-Application conference regarding a potential Unified Development District project 
 
CURRENT ZONING:  Mixed Residential - 4 (MR-4) 
ADJACENT ZONING:  SR-2 (North), SR-3 (East), ER-1 (South), RA-1 (West) 
PROPOSED ZONING: MR-4 and UDD   
 
FUTURE LAND USE DESIGNATION: Residential     
 
NARRATIVE:  
 

The applicant seeks Plan Commission feedback on a proposed mixed-use development including an 18-lot 
subdivision and three (3) commercial buildings totaling approximately 19,000 ft2. The subject property was rezoned 
in 2017 from Rural Agricultural as part of the development of Royal View Estates. The subdivision portion of the 
proposal appears to meet minimum zoning and land division ordinance provisions. The proposed commercial 
development likely requires rezoning to UDD. This would provide the Town the ability to oversee the end users 
over time.  
 

 
POSSIBLE ACTION: No action to be taken. Item is for discussion purposes only. 
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