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TOWN OF RIB MOUNTAIN 
PLANNING COMMISSION MEETING 

August 23, 2017 
 

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

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

Wittman, and Ann Lucas.  Also present were Community Development Director, Steve Kunst, and 

Building Inspector / Assistant Zoning Administrator, Paul Kufahl.   

MINUTES: 

Motion by Tom Steele, second by Ann Lucas to approve the minutes of the August 9, 2017 

Plan Commission meeting as presented.  Motion carried 7-0.  

 

PUBLIC HEARINGS: 

a. Charles Janssen, applicant, requests conditional use approval for a nonmetallic mine (sand) at 

the property addressed 7408 Bittersweet Road. Parcel #34.212807.016.000.00.00. Per RMMC 

Section 17.056(7)(d) – Extraction Use. Docket #2017-27. 

Community Development Director, Steve Kunst, introduced the request by establishing the site 

location and indicating the proposed 130,000 cubic yard sand extraction process would disturb 

approximately 5.45 acres with an eventual 3.6-acre pond after reclamation. 

Lane Loveland, Land Use Specialist for Marathon County, gave a presentation to the Plan 

Commission describing the project boundaries, reclamation plan review process, financial 

assurance procedures, and site inspection requirements.  Loveland highlighted boundary staking 

is very important so the activity area is well defined and the financial assurance which they 

require is enough to cover the reclamation.  

Kunst then reviewed the extraction use standards as found within the Town’s Zoning Ordinance, 

noting this meeting is a joint public hearing with Marathon County, so they are able to approve 

the reclamation plan upon the Town’s zoning approval.  Kunst also noted the only area of 

concern from an activity area setback and bufferyard is the northwest corner of the property 

adjacent to an existing single-family residence. 

Plan Commissioners discussed the potential impact to the neighboring property due to the 

proposed setback and vegetative buffer, agreeing the berm installation along with the existing 

trees would constitute an adequate visual buffer; however, some members were still concerned 

about the reduced activity area setback. 

Tom Meier, applicant representative, presented a detailed plan of the anticipated operation and 

final reclamation.  Because of the site topography, Meier indicated they plan to start at the 
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southern end of the activity area and reclaim it as they move north.  The project will begin with 

a topsoil berm along the southern boundary and northwest corner of the activity area which will 

be seeded in a cover crop.  As the project moves north, they will continue to add to the 

perimeter berm so the site is self-contained creating no additional stormwater runoff concerns 

to the nearby wetlands.  Meier indicated the final reclamation of the site would result in a 

wildlife and fish pond of varying depths designed to maximize diversity.  Meier cited the DOT / 

Jarvis Ponds on Swallow Lane as examples of the finished product. 

Commissioner Wittman questioned if the Plan Commission can condition the duration of the 

activity and verified the estimated quantity of material to be extracted as 130,000 cubic yards, 

noting this volume would result in an estimated 6,500 truckloads or about 1,100-1,200 a year 

for the duration of the project.  Kunst added the Commission can condition the duration.  

Chairman Hebbe opened the hearing for public comment at 7:19pm. 

Greg Bardonner, 3205 Goldenrod Rd, noted he was concerned about the roads being able to 

withstand the increased heavy truck traffic, the hours of operation causing nuisance noise for 

the surrounding area, and potential effects to private well water.   

Kunst noted the Town’s Nuisance Noise ordinance currently defines 7:00am to 8:30pm as the 

acceptable activity times, but hours of operation are something that can be a condition of 

approval.  Meier noted weekend operation would be likely depending on the type of project 

requiring their sand. 

Meier also indicated access to the site and the majority of transportation routes will be on a 

County highway which is designed to support heavy vehicle traffic.  Meier then noted, if site 

traffic causes damage to the roadway, the permit holder is responsible for repair.  Loveland 

confirmed County Highways are designed for this type of traffic.  Meier explained because they 

do not plan to pump any water from the site it should not create a problem with neighboring 

well water. 

After feedback on the above items, Bardonner questioned the seasonality of the activity, 

thickness of topsoil, and enforcement mechanism related to the duration of the project. 

Meier stated there would be very minimal use in the winter months, that there is about one 

foot of topsoil, and he proposed setting a six (6) year limit with a chance to bring the item back 

to Plan Commission for review, if necessary. 

Kurt and Pam Ostmann, 3107 Goldenrod Rd, were generally in favor of the project, citing the 

long-term aesthetic benefits to be created.  They did indicate concern about the duration of the 

project, the potential for dirt on roadways, and dust created onsite.  After Meier’s response, 

they noted they were in favor of the proposed review process as noted earlier. 
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Meier stated they will have a breaker rock drive access from Bittersweet Road to minimize soil 

tracking onto Bittersweet Road/County Road KK and if the site does begin to create dust issues, 

they will water the travel routes on site. 

Plan Commission members asked if there would be dewatering on site, where current 

groundwater levels are, if there were signed vendors for the material, and how conditional uses 

work with property succession.   

Meier indicated they only plan to stockpile material and would not have a dewatering process 

and that there are no signed vendors/operators at this point.  Additionally, he stated the current 

groundwater level on the south end of the activity area is about six (6) feet and \the north end is 

at 15 feet. Kunst noted a Conditional Use runs with the land and does not change with 

ownership. 

Commissioners had additional discussion regarding the 300’ activity area setback deciding it 

needed to be met until a variance has been granted or the ordinance is changed. 

Chairman Hebbe closed the Public Hearing at 8:04 pm. 

Motion by Jay Wittman, seconded by Tom Steele, to recommend approval of the conditional use 

request for an Extraction Use at the property addressed 7408 Bittersweet Road, subject to the 

following conditions.  

- Hours of Operation to be limited to 7:00am to 7:30pm, Monday thru Friday, 7:00am to 

12:00pm on Saturdays, and no operations on Sunday. 

- Comply with the 300’ lot line setback to all activity areas until a variance is granted or the 

ordinance has been changed. 

- Project duration limited to six (6) years with Plan Commission review after 5 years to assess 

progress and possible modification of timeline.  Dates are to be based on the date of Town 

Board approval. 

Motion Carried 7-0 

 

b. Keith Krejci, owner, requests General Development Plan and Precise Implementation Plan 

approval as part a rezoning of the property legally described as part of the SW ¼ of the SW ¼ - 

Lot 3 & 4, CS Volume 83, Page 43 (#17386), Document #1713140, Section 17, from Estate 

Residential-1 to Unified Development District to allow for a nonmetallic mine (granite). Parcel 

#34.172807.011.004.00.000. Per RMMC Section 17.233 – Unified Development District 

Procedures. Docket #2017-28. 

Community Development Director Kunst introduced the request by establishing the site location 

and indicating the proposed 50,000 cubic yard gravel extraction would disturb approximately 

4.7 acres with an eventual 2.4-acre pond after reclamation.  Kunst noted the applicant has 
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indicated a five-year timeline with hours of operation from 7:00am to 7:00pm, Monday through 

Friday, and occasional Saturday hours of 7:00am to 12:00pm.  Kunst reviewed the Extraction 

Use Standards noting the traditional bufferyard requirements to the property adjacent to the 

west and the 300’ setback to the activity area are not be met with this proposal. 

Jim Hampton asked how a rezone to a Unified Development District would affect the property.  

Kunst indicated it adds some additional control and oversight by the Town, but allows the 

applicant some flexibility to typical zoning standards.  Kunst noted, if approved, the permitted 

uses for the property would be only those as approved with general development and precise 

implementation plans (single-family dwelling and pond/extraction use, as conditioned). 

Lane Loveland, Land Use Specialist for Marathon County, gave a presentation describing the 

project boundaries, reclamation plan and reiterated the financial assurance procedures and site 

inspection requirements.  Dan Higginbotham, applicant representative, gave some site-specific 

information noting the site slopes north to south and the wetland areas to the east have been 

delineated.  He also noted test holes indicated gravel to at least 25’ in depth with no accurate 

measurement to groundwater depths because of seasonal fluctuations.   

Ann Lucas discussed the number of existing mines and if there can be too many.  Loveland noted 

economics will likely dictate how many mines are proposed.  Kunst indicated less than one 

percent of the Town’s existing land use is non-metallic mining. 

Chairman Hebbe and Ryan Burnett asked the applicants if they plan to reclaim as they go and if 

they have a buyer for the material.  Higginbotham noted the mine will be used by PGA, Inc and 

they are hoping to have completed in one to two years, but are giving themselves a five-year 

maximum, at which time they will reclaim what they have and move on. 

Chairman Hebbe opened the public hearing for comment at 8:40 pm, and closed it with no 

public comment at 8:42pm. 

Laura McGucken asked for clarification on the location of the activity area to review the 

setbacks.  Higginbotham provided Commission members with a plan noting those setbacks.  The 

absence of a buffer with the neighboring residential property created some discussion, with 

members deciding that a berm and vegetation would not help because of the homes elevation 

and there was limited exposure to other residents because of the low housing density. 

Motion by Tom Steele, second by Ann Lucas, to recommend approval of the General Development 

Plan and Precise Implementation Plan approval as part a rezoning of the property legally 

described as part of the SW ¼ of the SW ¼ - Lot 3 & 4, CS Volume 83, Page 43 (#17386), Document 

#1713140, Section 17, from Estate Residential-1 to Unified Development District to allow for a 

nonmetallic mine, subject to the following modifications:  

- Hours of Operation to be limited to 7:00am to 7:30pm, Monday thru Friday, 7:00am to 

12:00pm on Saturdays, and no operations on Sunday. 
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- Project duration limited to 5 years with Plan Commission review after 5 years to assess 

progress and possible extension of timeline.  Dates are to be based on the date of Town Board 

approval. 

Motion Carried 7-0 

 

OLD BUSINESS: 

a. Discussion and possible action on an amended Landscape Plan for People’s State Bank at the 

property addressed 2904 Rib Mountain Drive. Parcel #34.102807.002.013.00.00. Docket #2017-

19.  

Community Development Director Kunst People’s State Bank and their landscaping company 

resubmitted a landscaping plan for approval because of an error in counting existing landscape 

points.  Kunst identified the areas on the plan in which the quantity of plantings is proposed to be 

decreased and also noted the overall landscape point total would be approximately 90 points less 

than previously approved.   

Additionally, Kunst indicated if Plan Commission felt comfortable with the new plan, it could be 

approved at staff level, but if there was concern with the decreased plantings the Commission has 

the authority to deny or modify the proposed plan.  In general, Commission members felt 

comfortable with the new plan indicating it was an improvement to an existing site condition and 

staff approval was sufficient. 

 

CORRESPONDENCE / QUESTIONS / TOWN BOARD UPDATE:   

- Kunst indicated the Judge will be making a ruling on the Town’s lawsuit regarding the Rural 

Addressing project by the end of the month. 

 

- The next Plan Commission meeting will likely be a working Comprehensive Plan meeting to 

review three new chapters and receive the revisions to the previous chapters reviewed. 

 

- Kunst noted the Town owned properties at the intersection of South Mountain Rd. and Rib 

Mountain Dr. are in the process of being sold and will likely result in two new single-family 

residences. 

 

- Commissioners living near the new Royal Ridge Subdivision development indicated road cleanup 

is currently insufficient and asked if there is a way to mandate additional cleanup efforts or if 

the Town will use their equipment.  Kunst that the Public Works Department will likely use their 

street cleaning equipment and bill the developer.   Also, Commissioners asked for better 
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communication from the Sanitary District when they plan to flush the public water lines because 

it creates off-colored water in surrounding homes water supplies. 

 

 

PUBLIC COMMENT:  None 

 

ADJOURN:  

Motion by Ann Lucas, second by Tom Steele to adjourn the Plan Commission Meeting.   Motion 

carried 7-0.  Meeting adjourned at 9:04 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:   September 8, 2017 

SUBJECT:   Certified Survey Map Review 

 

APPLICANT:  Eric Sneider, owner  

 

PROPERTY ADDRESS(S): 2706 Chickadee Lane 

PARCEL #:   #34.102807.007.036.00.00.  

 

REQUEST: Certified Survey Map (CSM) approval to divide existing residence from additional land 

 

CURRENT ZONING:  Suburban Residential - 3 (SR-3) 

FUTURE LAND USE DESIGNATION: Residential   

ADJACENT ZONING:  SR-3 (North & East), OR (West), UDD (South) 

 

NARRATIVE:  
 

The applicant seeks Plan Commission approval of a CSM splitting an existing residence at the end of Chickadee 

Lane (see attached). The applicant intends to sell his home to his son and retain ownership of proposed ‘Outlot 2.’ 

As presented, the CSM creates two (2) undevelopable ‘outlots.’  

 

The Town’s Land Division Ordinance requires all lots have frontage along a public way. As presented, the survey 

does not meet this standard. Proposed ‘Outlot 1’ is intended to provide access to ‘Outlot 2;’ however, it is not wide 

enough to permit a formal driveway. The applicant indicated a party is interested in subdividing land to the east and 

as a result proposed ‘Outlot 2’ would be served by a future public road, meeting the Town’s frontage requirement.   

 

POSSIBLE ACTION:  

1. Approve the Certified Survey Map, as presented 

2. Approve the Certified Survey Map, with conditions/modifications 

3. Deny the Certified Survey Map 
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REPORT TO PLAN COMMISSION & TOWN BOARD 

FROM:   Steve Kunst, Community Development Director 

DATE:  September 8, 2017 

SUBJECT:   Rib Mountain Comprehensive Plan Update Project  

 

 

 

TOPICS TO BE DISCUSSED:  

1. Transportation 

2. Economic Development 

3. Intergovernmental Cooperation 

 

NARRATIVE:  

 

The intent of this meeting is to begin discussion on the Transportation, Economic Development and 

Intergovernmental Cooperation elements of the Town’s Comprehensive Plan. The approach to discussion for these 

chapters varies from previous meetings in the fact the Commission will not review draft chapters as an introduction 

to the topic. Discussion will focus on the goals and objectives from the previous plan (see below) pertaining to each 

subject matter. Regional Planning Commission (RPC) staff will then amend the goals and objectives, as necessary, 

and incorporate important discussion items into the draft chapters. After these initial discussion items are drafted 

into the chapters, the Plan Commission will meet to review them.  

 

At the last comprehensive plan update working meeting, the Plan Commission was informed the initial RPC project 

lead had left the organization to pursue another career. Since that time, the anticipated comprehensive plan project 

lead replacement also left the RPC. Darryl Landeau is now the project lead for the RPC.  

 

DRAFT GOALS AND OBJECTIVES 

 

TRANSPORTATION 

 

Transportation Goal: The Town of Rib Mountain has a safe and efficient transportation network that will 
facilitate the movement of people and goods throughout the community. 

 
1. Ensure the Town has a high-quality road network that supports residents, visitors, and 

businesses. 

a. Continue to ensure timely and consistent code enforcement. 
b. Work with Marathon County to investigate safety issues such as road geometry, speed 

limits, driveway access and other factors along heavily used county roads such as CTH N 
and CTH KK. 

c. Develop a “toolbox” of traffic-calming methods or devices that could be implemented to better manage 
traffic flow and speed limits in the Town 

d. Continue to work with WDOT to address safety and congestion issues at the CTH N and US 51/ STH 
29 interchange. 

e. Maintaining a safe and efficient transportation system. 
f. Continue to work with Marathon County Sheriff’s Department and the State Patrol to enforce speed 

limits within the Town. Serve as the “eyes on the street”. 
g. Work with Marathon County to identify “problem” intersections and plan for design improvements. 
h. Routinely review, and revise road design and access standards in the Town’s subdivision ordinance. 
i. Encourage through-street connections when possible to enhance accessibility and traffic flow through 

implementation of the Town’s official map. 
j. Establish regular meetings (or correspondence) with adjacent municipalities to discuss 

issues regarding road safety and maintenance and coordinate action to address the problems. 
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k. Work with Marathon County and the State to control access along arterial and major 
collector roadways to maintain the traffic volume capacity and reduce the potential for traffic 
accidents. 
 

 

 

2.   Maintain and improve Town roads. 

a. Continue to use the annual budgeting process to prioritized and allocate funding for road maintenance 

and improvements. 
b. Conduct an annual road analysis, using Pavement Surface Evaluation Ratings (PASER) to rate local 

road conditions and prioritize maintenance scheduling. 
c. Continue to seek adequate and consistent sources of revenue to fund needed road improvements. 

d. Strive to ensure that roads are well maintained and designed to accommodate current and anticipated 

traffic volumes. 
e. Continue to utilize PASER evaluation ratings to prioritize road improvement projects. 

f. Work cooperatively with Marathon County and WDOT to seek and obtain funding for road 

improvements. 
g. Continue to implement and update the Town’s Street Plan. 
h. Consider adopting guidelines that require developers to finance some of the road improvements 

necessary for new development. 
 
4. Ensure that new development will not have negative impacts on the local road network or create traffic 

issues within the Town. 
a. Ensure subdivision and road ordinances provide adequate road design and access management 

requirements. 
b. Require roads in new subdivisions to be designed to accommodate future expansion where 

appropriate. 

c. Establish and require developer contributions for road improvements that serve new developments. 

d. Encourage new development to incorporate bicycle and pedestrian facilities where feasible. 
e. Strive to minimize the impacts of new development on existing development and infrastructure. 
f. Routinely review, and revise as necessary, road design and access standards in the Town’s subdivision 

ordinance. Incorporate design standards for trails to be required in conjunction with construction of 
new roads and/or subdivisions. 

g. Require that roads in new subdivisions be designed to allow extensions and connections to roads 
(existing and potential) on adjacent properties where possible. 

h. Establish and adopt requirements regarding developer contributions for road improvements in new 
subdivisions. 

i. Coordinate review of major developments/subdivisions with Marathon County and adjacent 

municipalities to ensure local and area traffic concerns are adequately addressed. 
 

 

ECONOMIC DEVELOPMENT 

 

1. Revitalize older industrial and commercial areas in the Town. 
a. Identify commercial and/or industrial properties that should be targeted for redevelopment. 

b. Proactively explore opportunities to provide support and assistance to help established businesses 

remain and expand in Rib Mountain. 

c. Ensure that public infrastructure (e.g., water, sewer, roads/access) is adequate to support 

redevelopment of existing commercial and industrial properties. 
a.  Encourages and supports redevelopment to foster high-quality and well planned commercial 

development. 
b. Compile a map or list of parcels with potential for redevelopment. Continue to maintain 

communication with affected property owners regarding their plans, and whether they intend 
to sell the property.  Zone these properties for commercial use. 
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c.  Identify and prioritize public infrastructure improvements needed to foster new commercial 

development. Work with Marathon County (through MPO) to initiate improvements. 
d. Consider establishing TIF district to finance public infrastructure improvements, property 

acquisition, etc. to foster redevelopment. 
 

2. Encourage new commercial development in appropriate locations.  

a. Identify locations where new commercial development should be directed and encouraged. 
b. Proactively identify the type and amount of commercial development needed in Rib 

Mountain to serve local needs. 
a.  Strive to maintain and encourage new, high-quality commercial development that 

enhances the Town’s tax base. 
b. Identify and zone areas where new commercial development is desired. 
c.  Conduct a community market survey to obtain input on the types of commercial 

development that should be encouraged to locate in Rib Mountain. 
d. Establish access management requirements for new development, redevelopment, and 

road reconstruction projects. 
 

3. Maintain a diverse mix of goods and services that serves the Town and the surrounding 
region. 

a. Continue to maintain and support regional-oriented commercial development along Rib Mountain 

Drive. 
b. Identify locations to encourage neighborhood-oriented commercial nodes. 

a. Strive to maintain a diverse economic base. 
b. Continue to maintain appropriate zoning along Rib Mountain Drive to encourage 

regional commercial development. 
c.  Continue to work with Marathon County and the State to implement adequate 

access management improvements along Rib Mountain Drive to support current and 
anticipated regional traffic. 

d. Identify and zone parcels to encourage new neighborhood-oriented commercial 

nodes. Priority should be given to areas with sufficient residential densities to support 
this type of development. 
 

INTERGOVERNMENTAL COOPERATION 

 

1. Coordinate development and planning activities with surrounding communities  

a. Communicate with surrounding communities when proposed development is on a boundary or 

where development in the Town could have impacts on the adjacent community. 
b. Work with surrounding communities in preservation of natural resources. 
c. Communicate with adjacent communities when planning locations for public facilities that may 

serve more than one community. 
d. Continue to participate with the Metropolitan Planning Organization (MPO) to coordinate timing 

of road maintenance and improvements with surrounding communities. 
a.  Strive to cooperate and coordinate with its neighbors and the region to manage 

growth and development. 
b. Work cooperatively with adjacent municipalities to review and coordinate development 

along common boundaries. 
c.  Establish a list of contacts for adjacent municipalities and routinely inform and invite 

them to review pending development proposals. 
 

2. Cooperate in providing cost-effective public safety services 
a. Continue to provide mutual-aid agreements with surrounding 

municipalities. B. Continue to routinely maintain and improve fire 
equipment. 
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b. Maintain current contracts with adjacent communities for fire and ambulance service, but review 
if community needs change. 

c. Continue to work with surrounding communities to investigate whether fire, EMS and 

ambulance services could be shared for more efficient and cost-effective service. 
a.  Supports the continued provision of cost-effective public safety services. 
b. Establish regular meeting dates with surrounding municipalities to review service 

agreements and identify opportunities to improve efficiency and cost-effectiveness. 
c.  Continue to participate in discussions with neighboring municipalities and the Wausau 

metropolitan area regarding service consolidation and opportunities to share services 
and/or public facilities. 
 

3. Encourage participation by Town officials and residents in all levels of government. 
a. Encourage local officials to participate in county and state government activities and 

organizations.  
b. Encourage regular participation and feedback from residents and businesses through surveys, 

informational public meetings, newsletters or other activities. 
a. Encourage local officials and residents to actively participate in government, planning, 

and policy related activities and organizations. 
b. Maintain and post at the Municipal Center, a calendar of monthly meetings of the 

various governmental agencies. 
c. Maintain Town membership in the Wausau Area Metropolitan Planning Organization. 
d. Conduct regular community surveys to solicit public input on various issues and 

concerns affecting the Town. 
 

4. Continue to communicate with Marathon County officials on issues for which they are 
responsible. 
a. Continue to work with the Marathon County Sheriff’s Department to obtain law enforcement 

service.  
b. Continue to work with Marathon County on county road and bridge maintenance and 

improvements. 
c.  Continue to work with Marathon County on permitting oversight regarding shoreland, wetland 

and floodplain regulations, and private sewage system regulation. 
a. Continue to cooperate with Marathon County on issues for which the County is 

responsible. 
b. Maintain regular contact and timely feedback to Marathon County staff regarding concerns 

with road maintenance and code enforcement. 

c. Work with Marathon County Sheriff’s Department as needed to improve communications 

or other efforts to enhance the efficiency and effectiveness of police protection services. 
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