
 

 
 

2017 COMPREHENSIVE PLAN UPDATE  
STEERING COMMITTEE  

Thursday, December 10, 2015   
3:00 PM 

 Conference Room 108 

First Floor, City Hall Plaza 

 
AGENDA 

 

1. Call to order – Chairperson, Joe Gustafson 

2. Approval of Minutes – November 12, 2015 

3. Citizen Comments 

4. Review Facilitator Proposals 

5. Develop Framework for the Town Hall Kickoff Meeting with the Public 

6. Update on Community Survey 

7. Review Existing Conditions Report Chapters – Land Use and Housing 

8. Update to Proposed Comprehensive Plan Schedule 

9. Set Meeting Date and Future Agenda Items 

10. Adjourn 

 
Posted this 4

th
 Day of December, 2015 by 5 PM by Josh Miller, City Planner. 

 
NOTICE 

 
It is possible that members of and possibly a quorum of other governmental bodies of the municipality may 
be in attendance at the above-stated meeting to gather information; no action will be taken by any 
governmental body at the above-stated meeting other than the governmental body specifically referred to 
above in this notice 
 
Upon reasonable notice, efforts will be made to accommodate the needs of disabled individuals through 
appropriate aids and services.  For additional information or to request this service, contact Deb M. Hall, City 
Clerk, at 630 South Central Avenue or by calling (715) 384-3636. 

CITY OF MARSHFIELD 
 

MEETING NOTICE 



 
2017 COMPREHENSIVE PLAN UPDATE STEERING COMMITTEE MINUTES  

OF THURSDAY, NOVEMBER 12, 2015   
 

Meeting called to order by Secretary Schroeder at 3:05 P.M. in Conference Room 108 of 

City Hall Plaza. 

 

PRESENT:   Mayor Chris Meyer; Justin Casperson; Bob Haight; Alderperson Ed 

Wagner; Michelle Morley; Ann-Marie Nelson Brine; Dan Knoeck; and, 

Sam Warp. 

 

ABSENT:      Joe Gustafson (excused); and, Bob Trussoni (excused); 

 

ALSO  

PRESENT: Jason Angell, Director of Planning and Economic Development; Sam 

Schroeder, Zoning Administrator; and, Josh Miller, City Planner. 
 

Approval of Minutes – October 8
th

, 2015 

 

CPSC15-03 Motion by Meyer second by Warp to approve the minutes of October 8, 

2015.    

Motion Carried.    

 

Citizen Comments 

 

No comments. 

 

Review Survey Proposal from UW-River Falls Survey Research Center 

 

Miller gave a brief summary of UW-River Falls Survey Services including the 

estimated/projected cost, tentative survey timeline and delivery results. The Committee 

also discussed the possibility of including an incentive for the sample residents that were 

included in the random mailing to complete and return the survey in order to maximize 

results. The two main ideas that were discussed were MACCI gift cards and an electronic 

device.  

 

CPSC15-04 Motion by Wagner second by Haight to contract the Survey Research 

Center at UW-River Falls to administer and report the results of the survey and to include 

an incentive as part of the survey.     

Motion Carried.    

 

Discuss Town Hall Kickoff Meeting with the Public 

 

Miller described the details for the Town Hall Kickoff meeting. The discussion topics 

included how does the Committee establish a reason for people to attend, who does the 

Committee wish to send out invitations too, when should the meeting happen, where can 

we have the meeting how does the Committee promote the meeting and who could 

moderate the meeting.  

 



The Committee is looking at possible having the kickoff meeting on Saturday, January 

16
th

, 2016 at the Wildwood Pavilion in the morning for 3 to 4 hours. The invitation would 

be emailed out to various committees and organization throughout the City of Marshfield. 

The group is possibly looking at outsourcing someone to help moderate the meeting to 

get the best possible results.  

 

Review Survey Questions 

 

The following preliminary survey results found in the packet were discussed to either 

modify the question or possibly the answer options: Question 5, Question 12, Question 

15, Question 22, Question 23, Question 24, Question 25, and Question 30.  

 

Review Existing Conditions Report 

 

Miller went over and described the preliminary existing conditions report. One topic that 

was discussed is whether the document should include the data from the 10 year census 

or the 5 year summary data by American Community Survey. Committee members 

suggested including the 2013 data from American Community Survey.  

 

Haight suggested we look at the age demographic of the primary workforce. 

 

Set Meeting Date and Future Agenda Items 

 

The next meeting will be scheduled for Thursday, December 10, 2015, in Conference 

Room 108 at 3:00 PM. Topics for the agenda will include continued discussion on the 

survey, Kick-off meeting, and additional Existing Conditions Report chapters. 

 

Adjourn at 4:55 P.M.  
 

Respectfully submitted,  

  

Sam Schroeder 

Zoning Administrator 



 
 

  
TO:   2017 Comprehensive Plan Update Steering Committee 

FROM: Josh Miller, City Planner 

DATE: December 10, 2015 

 

RE: Staff Memo 

 

Review Facilitator Proposals         

 

Staff received two proposals for services to facilitate the Kickoff meeting in January. The 

proposals are included in the packet.  

 

Develop Framework for the Town Hall Kickoff Meeting with the Public          

 

Meeting  

Both proposals for facilitating the meeting would allow the City to modify the details of 

the meeting. Staff will continue to work with the facilitator to develop a program for the 

kickoff meeting that will solicit the best and most useful public input. However, we still 

want ideas from the Steering Committee that could incorporate in the meeting program.  

 

Promotion 

Staff will be contacting the other media outlets in Marshfield to promote the kickoff 

meeting – Newspapers, radio, TV. We can discuss at the meeting how Steering 

Committee members could be involved in this process.   

 

Staff will also be contacting MACCI to reach out to groups like MAHRA and Leadership 

Marshfield and to promote the event in their Monday Morning Message. Information will 

be presented to the Marshfield Young Professionals group, School District, and PTOs.   

 

The Common Council has been asked to think of at least 10 individuals that they would 

personally like to invite. Postcards will be used as personal invites that can be hand 

delivered or mailed. The poster will be something that can be emailed and readily printed 

to be posted at various locations throughout the community. 

 

A design for postcards and a poster were put together for the meeting. These designs will 

be brought to the meeting for the Committee to review. At Thursday’s meeting, we will 

discuss a tagline that we can use for both the poster and postcard. Below are some slogan 

ideas that staff put together: 

 

 Marshfield Tomorrow 

City of  
Marshfield 

Memorandum 
 



 Marshfield – The Place to Grow 

 The Future is Now 

 Big Future for a Small Town 

 Marshfield 2037: A hub for Community, Culture, Choices 

 Building a Complete Community 

 Your connection to the future 

 Live, Work, Play 

 Grow Responsibly 

 Decide today, what develops tomorrow 

 Forward to 2037 

 Welcoming You to the Future 

 Maximize your opportunities 

 Developing your future 

 Present Opportunity to Plan the Future 

 Planning now for a prosperous future 

 Building a better future 

 Community that Connects People: A Better Future for You 

 

Feel free to think of others and bring your ideas to the meeting.  

 

Below was the draft vision statement by the Common Council:  

 

“The City of Marshfield: providing exceptional services to our community and neighbors, 

while building a foundation for the future and preserving, protecting, and enhancing the 

quality of life.”          

 

The purpose of the Comprehensive Plan is to establish a vision for how the community 

wants to grow and develop over the next twenty years. Public input is needed to help 

shape and establish that vision.  

 

Invite on the Back of the Postcards 

“Help shape the vision and future of the City of Marshfield. 

 

The City is in the early stages of updating the Comprehensive Plan – the document that 

guides the community’s vision, identifies areas of growth, and provides the general 

direction for the City over the next 20 years.  

 

This opportunity doesn’t happen often, so if you have a vision that you’d like to share 

with public officials and be involved in the planning process, please join us for a Town 

Hall kickoff meeting. The purpose of the meeting will to identify planning issues and 

opportunities in the community and establish a vision for the planning process.” 

 

Saturday, January 16, 2016.  

 

Begins at 9:00 am 

The meeting will last 2-3 hours – Ending by noon at the latest 

 

Wildwood Station Pavilion 



1800 S Roddis Ave 

 

5 Big Ideas for 2037 

While working on ideas for the kickoff meeting, staff came across a concept that might 

be interesting to try at the meeting and encourage participants to think big. One of the 

exercises for the kickoff meeting could be for each small group to come up with 5 big 

ideas for Marshfield over the next 20 years. The concept encourages the participant to 

disregard budget, current feasibility, or even location. The goal is to get creative. It would 

be interesting to see what ideas would come out of an exercise like that. And who knows, 

we may actually be able to implement some of those ideas.  

 

Update on Community Survey         

 

We reviewed the survey with Peter Manley from UW-Extension and Jason Grueneberg 

and April Opatik from Wood County Planning Department. They had some good 

feedback and some of the questions and answers were modified based on their comments. 

The latest draft of the survey has been sent to UW-River Falls Survey Research Center 

for them to put together their first draft.  

 

Staff also wanted to discuss having paper copies of the survey versus the random sample. 

Each response from the Steering Committee about how to address those that want to take 

the survey if they aren’t part of the random sample was different and there doesn’t seem 

to be a consensus. In talking with Jim Janke at the Survey Research Center, that isn’t 

something that needs to be decided immediately, but the Committee should make a 

decision by January before the survey is distributed.  

 

If we only go with the random sample route, there will be other opportunities for public 

input such as the town hall meetings, public comment periods at committee meetings, 

subject specific surveys sent out later in the process, or even sending an email to staff.  

 

Incentives  

One of the aspects of the survey that was talked about at the previous Steering Committee 

meeting had to do with incentives for taking the survey. It seemed like MACCI gift 

certificates had a lot of support. If we go that route, what do we want to set as the budget 

limit? How much should each gift certificate be?  

 

Review Existing Conditions Report Chapters – Land Use and Housing          

 

Attached are the next two chapters of the existing conditions report. Please review prior 

to the meeting. Take a look at some of the comparisons made in the chapters and see if 

there are other comparisons you feel would be good to make or other conclusions that 

could be drawn from the data. Staff will be going through additional available 

information such as building permits issued to determine a more up to date assessment on 

the number of dwelling units. That report will be available in January and the figures in 

the Existing Conditions Report will be updated accordingly.   

 

Update to Proposed Comprehensive Plan Schedule          

 

Attached is a revised schedule. Based on not having the results of the survey until 



April/May, the schedule will probably need to be pushed back a little bit. The attached 

schedule allows the material to be reviewed at a reasonable pace and still time to adopt 

the plan update before the July 2017 deadline. Staff will try to update the existing 

conditions chapters earlier so there likely will be some opportunities to combine some of 

the months together.  



Marshfield ½ Day Comprehensive Plan Update Workshop 

Saturday, January 16th 

1. Workshop Preparation 

a. SEH to prepare word clouds & simple infographics to report out key findings from 

community survey results  

b. SEH to review existing comprehensive plan and prepare up to 3 poster boards and one 

11x17 summarizing existing goals, objectives, policies 

c. SEH to prepare exercises and materials, including all handouts and materials for 

workshop 

2. Workshop Facilitation 

a. Andrew Dane, Senior Planner, Roger Dupler, Senior Planner 

b. Issues & Opportunities facilitated discussion 

c. Visioning and Goal Setting Exercise – 10, 15, 20 years. Options to consider: 

1. Headline writing exercise 

2. Round robin topical visioning by table – housing, economic 

development, etc…with group report out 

3. Nominal group discussion brainstorming actions participants would like 

to see occur over next 5, 10, 15 year time period. Ideas are grouped on 

a wall into categories, which are then converted to goals and objectives 

using affinity grouping technique 

3. Workshop Write Up 

a. SEH to prepare draft vision statement and guiding principles based on outcome of 

workshop 

b. SEH to prepare written summary of workshop results, including annotated maps, photos 

of participation exercises 



 
 

 

604 Wilson Avenue   
Menomonie, WI 54751 

715-235-9081 
800-472-7372 

FAX    715-235-2727 
www.cedarcorp.com 

 

engineers | architects | planners | environmental specialists 
land surveyors | landscape architects | interior designers 

 

Menomonie            |            Madison            |            Green Bay 

 

 
 
December 7, 2015 
 
Jason Angell 
Planning and Economic Development Director 
630 South Central Avenue 
6th Floor, Suite 602 
Marshfield, WI 54449 
 
RE:  Comprehensive Plan Update Kick‐off Meeting Facilitation 
 
Dear Jason: 
 
Cedar Corporation (Consultant) appreciates the opportunity to submit this proposal to 
provide meeting facilitation services to assist the City of Marshfield (Client) with 
gathering community input to incorporate into the City’s comprehensive plan update. 
 

Project Understanding 
 
It is our understanding that the City of Marshfield will be holding a kick‐off meeting on 
Saturday, January 16, 2015 from 9 a.m. to 12 p.m. with the goal of utilizing creative ways 
to engage the public in a process that provides valuable information to the City and is 
meaningful to the public. 
 
Our facilitation team will consist of: 

 Patrick Beilfuss A.I.C.P., Senior Planner, Cedar Corporation 

 Danette Olsen, Facilitator & Sustainable Community Development Consultant 
 
Our skills include extensive knowledge of comprehensive plan requirements, planning 
trends, and group facilitation methods that use exciting, collaborative models for group 
facilitation such as World Cafe, Open Space Technology, and Circle Practice. 
 
We recently worked together organizing and facilitating two Community Conversation 
Workshops in the City of Prescott as a public kick‐off meeting for their comprehensive 
plan amendment.  We worked with over 200 community residents between two 
sessions to gather priorities from residents utilizing an ice breaker, a variety of exercises 
tied directly to current issues and comprehensive planning, and demographics to 
provide meaningful public involvement to the planning process.  
 
Together, our experience will allow us to tailor a program that will achieve your goals. 
 
 
 



 

Scope of Work 
 
Our proposed scope of work includes: 
Phase One: Pre‐Event 

1. Meeting with City Staff and Steering Committee members to discuss the 
elements of a comprehensive plan, planning topics outside of comprehensive 
plan requirements, and other issues unique to the City of Marshfield. 

2. Identifying information that the City would like to obtain from the public. 
3. Identifying strategies to use to engage participants and provide meaningful 

feedback for the City. 
4. Assigning roles to facilitating team, City Staff, and Steering Committee members. 
5. Providing public relations samples for positively impacting participation. 
6. Inspecting meeting facilities. 

 
Phase Two: Event 

1. Providing & coordinating materials for public meeting. 
2. Setting up meeting facility. 
3. Facilitation of event with assistance from City Staff and Steering Committee 

members. 
4. Providing event summary report. 

 

Compensation 
 
The Client agrees to pay the Consultant a fee not to exceed $4,750.00 for professional 
planning/facilitation services listed in the above Scope of Work.  Any additional work 
not included in the Scope of Work will be invoiced to the Client on a time and material 
basis or agreed upon fee computed in accordance with the Consultant’s 2015 hourly 
rate schedule if changes in the work are authorized by the Client.  The Consultant will 
provide a written quote for any additional work at the Client’s request. 
 

Payment 
 
The Client agrees to pay Consultant the amount shown on invoices presented to the 
Client for services rendered on a monthly basis.  All invoices are due within 30 days of 
receipt.   
 
 
 
 
 
 
 
 
 
 

JoshM
Highlight



 
If the above information meets with your approval, please date, sign and return one 
copy of this proposal to our office.  This will serve as our authorization to proceed with 
the project.  We look forward to assisting the City of Marshfield.  Should you have any 
questions, please feel free to contact us. 
 
Sincerely,   
 
CEDAR CORPORATION         
 
 
     
Patrick Beilfuss, A.I.C.P.           
Senior Planner            
 
 
 
Accepted this _____ day of ___________, 2015 
 
 
 
By:                                                                                                                     
Jason Angell 
Planning and Economic Development Director 
City of Marshfield 
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Land Use 

Overview 

This chapter of the Existing Conditions Report profiles the existing relationship between land uses. Data 

used in this analysis comes from the US Census, Wisconsin Department of Administration, and parcel 

data provided City of Marshfield Geographic Information System (GIS) Data.   

Existing Land Use 
Table 4.1 depicts the number of acres dedicated to each use and what percentage of land those acres 

represent. The Existing City Land Use Map (Map 4.1) displays the various land uses and their locations 

within Marshfield.  When excluding right-of-way (not included in the table below, but included in the 

past), there is a discrepancy of approximately 2,000 acres between the existing land use in the previous 

existing conditions report and the table below. Even though the City has grown, the previous existing 

conditions report shows an additional 2,000 acres. Additionally, the table below does not account for 

recently annexed and attached parcels as they have not yet been added to the municipal GIS layers. 

Staff will continue to work with the GIS Coordinator to identify the gabs in the land use calculations. As 

the categories are modified, or as the map gets more refined, changes to the acreage and percentage 

calculations are expected. At the very least, the table below indicates the proposed existing land use 

categories to be used in the Comprehensive Planning process.   

Table 4.1: City of Marshfield Existing Land Use  

Land Use Type Numbers of Acres 
Percentage of Total 

Land 

Residential                                  2,348  31.8% 

Commercial                                      540  7.3% 

Industrial                                      753  10.2% 

Institutional                                  2,097  28.4% 

Agricultural                                      657  8.9% 

Vacant/Open/Natural                                     989  13.4% 

Total                               7,385.5 100% 

Source: City Assessor; City of Marshfield GIS Data, 2015 

Residential 

Residential land use accounted for 31.8% of all land, or over 2,300 acres in the City of Marshfield.  The 

majority of housing units in the City are single-family units.  These units are found throughout the City.  

Multi-family units are generally located near downtown or in other locations around the periphery of 

Marshfield.   

Commercial 

Commercial uses in the City of Marshfield account for 7.3% of all land, or 540 acres.  Commercial uses 

are primarily located along major corridors throughout the City, including Central Avenue and Veteran’s 
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Parkway.  There is also a large presence of commercial uses in both the downtown and in the north side 

business district in the northeast portion of the City. Although some commercial property does contain 

residential units, such as the apartments above a storefront in the downtown, mixed use properties 

were classified as commercial for the land use calculation. 

Industrial 

Ten percent (10.2%) of the land in the City of Marshfield is utilized for industry and manufacturing, or 

753 acres.  The main locations for industry in the City are the northwest, south central, and 

southeastern areas as well as the north central portion of the City.  These concentrations are located 

along the highways that provide access to and from Marshfield.  In addition there are a few select 

industrial sites located in the downtown that are still active.   

Institutional 

This classification incorporates all schools, civic buildings, parks, municipally-owned green space, 

cemeteries, hospital/clinic, and religious facilities. In the City of Marshfield, Institutional lands make up 

over 28% of the land, or 2,097 acres. These uses are found scattered throughout the neighborhoods of 

Marshfield.   

Agricultural 

Agricultural land use is all land that is currently being farmed. This includes lands that may be platted, 

but used primarily for agricultural use. Agricultural land uses account for 657 acres and make up (8.9%).  

Vacant/Open/Natural 

The classification of Vacant/Open/Natural land use consists of areas that are privately held greenspace, 

forested areas, and undeveloped areas that are not actively being farmed. This land use makes up 898 

acres or 13.4% of the total land in the City of Marshfield. 

Street Right-of-Way 

This classification refers to all land occupied by state, county and city rights-of-way. Rights-of way have 

not been included in the total calculation at this time.    

Existing Zoning 
The zoning for residential uses in the City is broken into eight classifications.  Each of those 

classifications has different standards concerning lot size, lot coverage, height, area, width, and use (use 

not listed in the table).  Table 4.2 outlines the classifications and the standards for each of them.  The 

City of Marshfield Existing Zoning Map (Map 4.2) illustrates the location of each zoning classification.   

Classifications SR-1 through SR-3 all permit single-family residential in addition to limited home childcare 

facilities, regulated care facilities, and small scale institutional uses, such as schools and churches. 

Classifications, SR-6 and TR-6 allow single and some two-family uses. Multi-family homes are permitted 

in classifications MR-12 and MR-24. Marshfield has one classification for mobile homes, MH-8, but that 

district accommodates both mobile home parks and mobile home subdivisions (individually owned lots).   
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Table 4.2: City of Marshfield Residential Zoning Density Standards 

Zoning 
District 

Development Options 
Maximum % 

of Lot 
Coverage 

Maximum 
Height 

Minimum Lot 
Area 

Minimum 
Lot Width 

SR-2 
Single Family 

30% 35 
              14,000  80 

Small Scale Indoor Institutional               20,000  100 

SR-3 
Single Family 

30% 35 
              10,000  60 

Small Scale Indoor Institutional               12,000  80 

SR-4 
Single Family 

30% 35 
                 8,700  60 

Small Scale Indoor Institutional               12,000  80 

SR-6 

Single Family 

40% 35 

                 6,000  40 

Two-Flat                  6,000  40 

Small Scale Indoor Institutional               12,000  80 

TR-6 

Single Family 

40 35 

                 6,000  60 

Two-Flat               10,800  60 

Twin House                  6,000  60 

Duplex               12,000  80 

Small Scale Indoor Institutional               12,000  80 

MR-12 

Single Family 

50 35 

                 6,000  80 

Two-Flat                  6,000  80 

Twin House                  6,000  80 

Duplex                  6,000  80 

Townhouse (3-4 units)  3,600/unit  80 

Multiplex (3-4 units)  3,600/unit  80 

Apartment (3-4 units)  3,600/unit  80 

Small Scale Indoor Institutional               12,000  100 

MR-24 

Single Family 

60 100 

                 6,000  100 

Two-Flat                  6,000  100 

Twin House                  6,000  100 

Duplex                  6,000  100 

Townhouse (3-8 units)  1,800/unit  100 

Multiplex (3-8 units)  1,800/unit  100 

Apartment (3-8 units)  1,800/unit  100 

Small Scale Indoor Institutional               12,000  100 

MH-8 

Single Family 

40 35 

                 6,000  60 

Mobile Home  5 acres  120 

Mobile Home Subdivision                  6,000  60 

Small Scale Indoor Institutional               12,000  100 

Source: City of Marshfield Zoning Code, 2015 

Net Residential Density 
According to the 2010 Census, the net residential density in the City is 1,420 persons per square mile 

and 652 housing units per square mile. The data is depicted below in Table 4.3, which also includes 

Stevens Point, Wausau, and Wisconsin Rapids as a comparison. Land area is based on current 

information in the TIGER® data base, calculated for use with Census 2010. Therefore, the total area may 

not be 100% accurate or match up with other area calculations in this chapter. The TIGER® data base 

was used for the purpose of comparing the four communities in the table. Despite having more surface 



 C H A P T E R  4    L A N D  U S E  

 

Existing Conditions Report 4-4 
 

water, both Stevens Point and Wausau have a greater population and housing unit density than 

Marshfield.  

Table 4.3: City of Marshfield Residential Density 

Geography 
Population, 

2010 
Housing  units, 

2010 

Area in Square Miles 
Density 

Sq. Miles of Land 

Total Land Area Population 
Housing  

Units 

Marshfield  19,118 8,777 13.46 1,420 652 

Stevens Point 26,717 11,220 15.96 1,674 703 

Wausau  39,106 18,154 18.78 2,082 967 

Wisconsin 

Rapids  
18,367 8,972 13.82 1,329 649 

Source: U.S. Census, 2010; Wisconsin Department of Administration, 2015 

Nonresidential Intensity 
The City of Marshfield’s Zoning Ordinance regulates the intensity of nonresidential uses.  There are four 

mixed use (commercial) districts, three industrial (manufacturing) districts, and four other 

nonresidential districts. CMU and UMU are mixed use districts that allow a different range of intensity 

and size for commercial or business development. The NMU district is a neighborhood commercial 

district that permits some light commercial or mixed use developments in the residential areas of the 

City. The final business district, DMU, is the downtown central business district.  

The IP district is for planned industrial and business park development.  LI allows light industrial uses and 

GI allows more intense industrial or manufacturing uses.  

The four remaining non-residential uses include RH-35 (holding and agricultural district), RD (research 

and development), CD (campus development), and PD (planned unit development).  Table 4.4 

summarizes the standards of each district, while the City of Marshfield Existing Zoning Map 

demonstrates the locations of such classifications.   
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Table 4.4: City of Marshfield Nonresidential Intensity Standards 

Zoning 
District 

Maximum 
Height 

Maximum Building Lot 
Coverage Percentage 

Minimum Lot 
Area 

Minimum 
Lot Width 

CMU 35’ 0.4 12000 sf 80’ 

UMU 35’ 0.6 4,500 sf 40’ 

NMU 35’ 0.3 6,000 sf 40’ 

DMU 100' 0.8 3,000 sf 20’ 

IP 50’ 0.5 20,000 sf 100’ 

LI 50’ 0.6 30,000 sf 150’ 

GI 100’ 0.7 40,000 sf 200’ 

RH-35 40’ 0.3 40,000 sf 200’ 

RD 50’ 0.3 20,000 sf 100’ 

CD N/A N/A N/A N/A 

PD N/A N/A N/A N/A 

Source: City of Marshfield Zoning Code, 2015 

Land Supply Trends 
To accommodate new City growth, there are three potential suppliers for future land:   

1) Infill or Redevelopment 

2) Vacant, or undeveloped land within the City 

3) Lands that will be annexed into the City 

A comprehensive count of potential redevelopment sites has not been completed at this time.  Part of 

the comprehensive planning process is to identify these areas and provide parameters for 

redevelopment.  

The 2014 Housing Study indicates that within the City Limits, there could be up to 233 residential parcels 

platted and served with utilities, but not yet built upon.  This supply, along with land in the agricultural 

holding areas, may provide some land needed to accommodate future growth. There are likely physical, 

infrastructure, and other conflicts that will limit this supply of land. Additionally, consideration must be 

given to preserve urban green spaces and greenways within the City limits.  

Local policy and land owner willingness drive the availability of new land through annexations.  

Currently, there is already a large supply of land, within City limits, that could support new 

development. Additionally, there is available land in the City’s sewer service area and the generalized 

“future development areas” as defined in the Marshfield Sewer Service Area Plan. The comprehensive 

plan will clearly outline the City’s policy on new annexation.
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Land Demand 
According to the Marshfield Sewer Service Area Plan 2010-2030, the total acreage demand for 

development will be 1,646 acres. This number does not include the projected infill development of 100 

acres. Updated growth projections will be looked at in more detail as part of the Comprehensive Plan 

Update process.  

Table 4.5: City of Marshfield Projected Land Demand 

Land Use  

Net 
Acreage 
Demand 
(Acres) 

Market Factor (Acres) 
Total Acreage 

Demand (Acres) 

Residential 103 206 309 

Commercial 293 586 879 

Industrial 99 198 297 

Recreation 7 14 21 

ROW 80 160 240 

Subtotal 582 1,164 1,746 

Less Infill -100   -100 

Totals 482 1,164 1,646 

Source: NCWRPC, 2011 

Land Prices 
Based on recent conversations with local realtors, the average land prices for an undeveloped single 

family lot (with utilities available) range from $25,000-$35,000. Commercial land on the north side of 

the City is priced from $300,000 per acre and up. The south side commercial prices range from 

$100,000-$125,000 per acres. Industrial land is about $50,000 per acre on average. As we move forward 

through the planning process, this information will be reviewed with the City Assessor to identify more 

accurate information.  

Existing/Potential Land Use Conflicts, Opportunities for Redevelopment 
Specific opportunities will be outlined and identified as part of the planning process. 

Land Use Projections 
More detailed land use projections will be outlined and identified as part of the planning process. 
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Housing 

Overview 

A community’s housing stock is its largest long-term capital asset. Housing provides shelter, identifies 

neighborhoods, and defines a community’s sense of place. This analysis looks at the existing conditions 

of the City’s housing stock. 

Age Characteristics 
Marshfield has a varied housing stock dating back to many periods. Nearly 20% of the stock predates 

1939. The following table depicts the current age make up of Marshfield’s housing stock. 

Table 5.1: Year Structure Built  

Year Structure Built Number 
Percent of 

Total 

Built 2010 or later 6 0.1% 

2000 to 2009 792 8.2% 

1990 to 1999 1,146 11.9% 

1980 to 1989 1,272 13.2% 

1970 to 1979 1,876 19.5% 

1960 to 1969 1,060 11.0% 

1950 to 1959 869 9.0% 

1940 to 1949 730 7.6% 

1939 or earlier 1,880 19.5% 

Source: U.S. Census, 2000; 2009-2013 5-Year American Community Survey

In addition to the 2000 census data, The Wisconsin Department of Administration estimates annual 

housing growth for each county. Estimates show that the Marshfield area witnessed a period of slow 

housing growth over the past several years. Similarly, Wood County added approximately 3,055 new 

homes 2000 and 2009, a slower growth than any decade since the 1940’s. Marathon County, however, 

has added 9,495 new housing units between 2000 and 2009, the largest decade for growth on record. 

There were more homes than 6 built since 2010 and City staff will update the above table once the 

annual Building Services Department report comes out in January.  

Structural Characteristics 
Based on the latest American Community Survey 2009-2013, there were 8,950 housing units in the City 

of Marshfield. As shown in Table 5.2, the City’s housing stock consists primarily of single family detached 

homes (nearly 60%). More urban areas tend to have a larger percentage of multi-family housing stock 

than a rural area, so the percentage of single family homes in Marshfield (59.7%) is lower than both 

Marathon County (74.4%) and Wood County (76.5%), and slightly lower than the State of Wisconsin 

(66.5%).   
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Table 5.2: Housing Units by Type, City of Marshfield 

Units per Structure Structures Percent 

1, detached 5,153 59.7% 

1, attached 250 2.9% 

1 694 8.0% 

3 or 4 176 2.0% 

5 to 9 636 7.4% 

10 to 19 509 5.9% 

20 to 49 812 9.4% 

50 or more 399 4.6% 

Mobile Home 321 3.7% 

Source:  U.S. Census Bureau, 2009-2013 5-Year American Community Survey 

Value Characteristics 
Housing values in the City of Marshfield are displayed in Table 5.3. In 2000, the majority of the homes 

(54.8%) were valued between $100,000 and $199,999.  Less than 7% of the housing was valued below 

$50,000 and just over 17% was valued over $200,000. These numbers are taken from the American 

Community Survey. Additional analysis will be completed at a later date for more accurate values based 

on assessor data.  

Table 5.3: Housing Value, City of Marshfield, Owner-Occupied 

Value Number Percent 

Less than $50,000 326 6.4% 

$50,000 to $99,999 1,103 21.8% 

$100,000 to $149,999 1,759 34.7% 

$150,000 to $199,999 1,020 20.1% 

$200,000 to $299,999 571 11.3% 

$300,000 to $499,999 218 4.3% 

$500,000 to $999,999 34 0.7% 

$1,000,000 or more 39 0.8% 

Source: 2009-2013 5-Year American Community Survey 

Housing Affordability 
Rental costs are also used to determine the amount of affordable housing. The 5 Year 2009-2013 

American Community Survey estimates that the median rent in Marshfield was $567 and $759 in 

Wisconsin. Table 5.4 shows the estimated breakdown of rent in Marshfield based on those estimates. 

The 2014 Housing Study determined rental values of $574 in Marshfield and $749 statewide, similar to 

the estimates in the American Community Survey.  
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Table 5.4: Rental Cost Range, City of Marshfield 

Rental Cost Range Percentage of Marshfield Rental Stock 

Less than $200 3.2% 

$200 to $299 7.5% 

$300 to $499 23.9% 

$500 to $749 41.8% 

$750 to $999 17.7% 

$1,000 to $1,499 4.1% 

$1,500 or more 1.9% 

Source: 2009-2013 5-Year American Community Survey 

Housing affordability is often measured by the proportion of household income spent on rent or home 

ownership costs.  The national standard for determining whether housing costs make up a 

disproportionate share of living expenses is 30% of gross household income. Households that spend 

more than 30% of their income on housing (taxes, insurance, principal, interest, etc.) may be at risk of 

losing their housing should they be confronted with unemployment, unexpected events or unexpected 

bills.  Based on the 2009-2013 5-Year American Community Survey , the percentage of homeowners in 

Marshfield paying 30% or more of their income for housing was 19.2% (when factoring in both homes 

with and without a mortgage), which was lower than Marathon County (21.9%), Wood County (20.7%) 

or the State of Wisconsin (19.9%).   

The estimated percentage of renters in Marshfield paying more than 30% of their income for housing 

was 47.9%, up significantly over 1999, which was 27.9%, which was up slightly from 1989 when 27.4% of 

renters paid more than 30% of their income for housing.  Marathon County and Marathon County had a 

lower percentage at 44.8% and 45.9%; the State of Wisconsin had higher percentages with 48.4% of 

renters paying more than 30% of their income for housing. 

Occupancy Characteristics 
More than half of Marshfield’s households moved into their current housing unit since 2000 (66.4%), as 

shown in Table 5.5.   

Table 5.5: Year Householder Moved into Unit 

Year Moved In Number 
Percent of 

Total 

2010 or later 1,456 17.2% 

2000 to 2009 4,158 49.2% 

1990 to 1999 1,316 15.6% 

1980 to 1989 593 7.0% 

1970 to 1979 480 5.7% 

1969 or earlier 446 5.3% 

Source: 2009-2013 5-Year American Community Survey 
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Table 5.6 shows housing tenure characteristics (whether housing was owned or rented) in Marshfield 

from 2000 to present. It is important for a community to have both owner-occupied and renter-

occupied units. The table reveals that 60.0% of housing units in Marshfield was owner occupied in this 

latest estimate. An estimated 68.1% of households in the State of Wisconsin were owner-occupied. The 

estimates of owner-occupied households for Wisconsin Rapids and Stevens Point are 63.7% and 50.4%. 

On average, a community with a 4 year university will typically have more renter-occupied housing 

units, which likely explains the lower owner-occupied rate for Stevens Point.   

Table 5.6: Marshfield Housing Tenure Characteristics 

  
2009-2013 
Average 

Percent 2000 Percent 

Occupied Housing Units 8,449 100.0% 8,235 100.0% 

Owner Occupied Housing Units 5,070 60.0% 5,056 61.4% 

Renter Occupied Housing Units 3,379 40.0% 3,179 38.6% 

Source: U.S. Census Bureau, 2010; 2009-2013 5-Year American Community Survey 

Housing vacancy rates are one way to assess whether a community’s housing supply is adequate to 

meet demand.  Vacancies also help keep the cost of housing in balance. The vacancy rate is the number 

of total housing units vacant and available divided by the total number of housing units.  It is important 

to note that some vacancies are necessary for a healthy housing market. According to the U.S. 

Department of Housing and Urban Development (HUD), an overall vacancy rate of about 3% is 

considered optimal. This rate allows consumers an adequate choice of housing. 

Table 5.7 shows Marshfield’s occupied housing vacancy rate in 2000 and 2010. According to the 2009-

2013 5-Year American Community Survey, the owner occupied housing vacancy rate was 0.7% and the 

rental occupied vacancy rate was 6.0%. The number of vacancies rose gradually from 2000 to 2010. That 

trend appears to be reversed based on the most recent estimates, indicating that the number of 

vacancies as currently going down. 

Table 5.7: Marshfield Housing Occupancy 

  2010 Percent 2000 Percent 

Occupied Housing Units 8,777 92.2% 8,235 95.6% 

Vacant Housing Units 739 7.8% 382 4.4% 

For Seasonal, Recreation 

or Occasional Use 
26 0.3% 27 0.3% 

Source: U.S. Census Bureau, 2000, 2010 

Household Projections 
The Wisconsin Department of Administration projects that the City will grow by an additional 33 new 

households over the next twenty-five years. Considering the household size is gradually shrinking, the 

minimal projected growth would indicate a stagnant or possibly a negative population growth by 2040. 

However, both the City of Marshfield and Wood County are shown to see a steady growth until 2035, 

with a decline not projected until 2035-2040. A “household” is defined as an occupied housing unit. 
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Table 5.8 outlines the number of households currently in the County as well as the projected growth in 

households there is expected to be over the next twenty years.   

Local policy will play an important role in determining the actual number, type, and location of housing.  

Table 5.8: Household Projections 

  Total Households Projected Households 

  2000 2010 2015 2020 2025 2030 2035 2040 

City of Marshfield 8,235 8,777 8,887 8,990 9,075 9,101 9,110 8,920 

Wood County 30,135 31,598 32,078 32,486 32,861 33,043 33,175 32,561 

Marathon County 47,702 53,176 54,661 57,393 59,614 61,525 62,961 63,731 

State of Wisconsin 2,084,556 2,279,768 2,371,815 2,491,982 2,600,538 2,697,884 2,764,498 2,790,322 

Source: U.S. Census Bureau, 2000, 2010; Wisconsin Department of Administration 
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