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SUMMARY 
 
Through a series of presentations and facilitated discussions between October and 
December 1999 the Wausau Finance and Economic Development Committee developed 
the following plan to guide the City’s industrial development activities: 
 
Goal: 
The City Government’s goal for its economic development activities is:  

To provide the public infrastructure and to cooperate with the private sector to 
help improve the quality of life for City residents through the creation of 
meaningful employment options, the availability of a wide selection of goods and 
services, and the development of a large commercial and industrial tax base. 

 
Objectives: 
Specific industrial development objectives include: 

?? Ensure the availability of suitable land for industrial activity – first within 
the City of Wausau, then within the Wausau Metro area. 

?? Ensure business and industry has access to public infrastructure with 
sufficient capacity to meet needs for economic growth 

?? City regulations are administered in a manner which places minimal 
burden on business and industry while meeting the purpose for which the 
regulations were enacted 

?? The City reaches out to existing and prospective business and industry to 
identify needs and provide assistance in resolving problems and meeting 
opportunities 

?? The City supports the formation and growth of small businesses within 
the Metro area 

?? The City fully participates in regional efforts to promote the economic 
development of the Wausau Metro area. 

 
Implementation Strategies: 
The City will accomplish its industrial development objectives through the following 
strategies: 

1. Designate an Economic Development Director to be responsible for 
ensuring the City’s goal for its economic development program is met. 

2. Move forward with expansion of Wausau Industrial Parks 
3. Continue to use TIF to provide financing to promote industrial 

development within the City of Wausau. 
4. Cooperate with McDevco in its on-going business retention program to 

identify the needs of local business and industry and assist with resolving 
problems and meeting opportunities. 



                                                     ii  

5. Co-host, with McDevco, a periodic economic development summit which 
brings together employers, workforce development agencies, lenders, 
technical assistance providers, state and local regulatory agencies, and 
other organizations that impact the growth and development of local 
business.  The purpose of the summit will be to coordinate development 
of programs and delivery of services to most effectively meet the needs of 
employers. 

6. Participate, through McDevco, with other units of government within the 
Wausau Metro area to promote the region and encourage new business 
and industry to locate within the region. 

7. Support the formation and growth of small business by providing a 
source of gap financing and participating in the development of facilities 
and programs which support the formation and growth of small business 
(e.g. business incubator). 

8. Periodically review the City’s economic development programs and the 
needs of City residents, business and industry to ensure the City’s 
programs continue to meet the economic development needs of the City 
and region. 

9. Establish a “one-stop” permitting center in cooperation with local and 
State agencies, to the extent practical. 

 
Vierbicher Associates, Inc. also prepared a Wausau West Industrial Park Expansion 
Plan.  The plan provides a conceptual layout of infrastructure and buildable lots.  This 
report also reviewed development impacts and conducted a financial analysis of the 
proposed expansion.  This report concludes that: 
 

1. 86 acres of developable property can be generated by expanding the West 
Industrial Park. 

 
2. TID #5 should be amended to include this area and used to finance public 

improvements. 
 
3. TID Revenue projections show development to be feasible and provides a 

13 year payback. 
 
4. TID cash flow analysis indicates the City could provide additional TIF 

assistance such as site grading or lower price per acre to stimulate growth.  
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I. INTRODUCTION 
 
The Finance and Economic Development Committee (hereafter referred to as “the 
Committee”) of the City of Wausau is responsible for setting City policy and making 
recommendations to the City Council on economic development issues.  Faced with the 
prospect of the City’s primary industrial park running out of space in the near term, 
the Committee, during the spring and summer of 1999 (see Background Staff Memo, 
Attachment #1), debated the future of the City’s involvement in industrial development 
activities.  Questions were being asked such as:  

?? Should the City continue pursuing industrial development?   
?? How important is industrial development to the City?   
?? If the City stays involved in industrial development, what should the goals 

of the program be? 
 
Vierbicher Associates, Inc. was retained by the City to facilitate a series of meetings to 
assist the Committee in answering these questions.  Five meetings were held which 
culminated in agreement upon goals, objectives and strategies for the City’s industrial 
development activities.  A focus group was convened to obtain input and feedback from 
community representatives involved in or impacted by the City’s industrial 
development activities.  In the final meeting of the series, the Committee directed City 
staff to work with Vierbicher Associates to proceed with preparation of plans to expand 
the Wausau West Industrial Park and prepare an implementation plan for the strategies 
developed by the Committee. 
 
The process for developing the plan’s goals, objectives and strategies included the 
following: 

?? Review the City’s primary industrial development activities 
?? Identify issues and concerns as they relate to industrial development 
?? Understand the impact industrial development has upon the local 

economy and City services 
?? Understand the industrial development plans for other communities 

within the central Wisconsin region and the economic development 
activities of other second tier Wisconsin cities 

?? Understand the roles that need to be filled to provide an effective 
approach to economic development 

?? Understand industrial policy alternatives available to the City at this point 
in time and agree upon the most appropriate policy direction 

?? Decide upon a goal statement for the agreed upon policy direction 
?? Decide upon objectives and strategies for accomplishing the goal 
?? Receive feedback on goals, objectives and strategies from a community 

focus group 
 
This report is a compilation of the information presented to the Committee and the 
results of the Committee’s decisions.  It should be used as a guide to City policy makers 
for moving forward with industrial development efforts, particularly in regard to 
expansion of the Wausau Westside Industrial Park. 
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II. WAUSAU’S INDUSTRIAL DEVELOPMENT PROGRAM 
 
A.  Summary 
 
The City of Wausau’s industrial development program consists of City involvement, to 
greater or lesser degrees, in the following activities:  
 

• Industrial Park 
The City owns, develops, sells, and manages the Wausau Westside Industrial Park.  
The price of sites in the industrial park are subsidized through the use of Tax 
Incremental Financing, which pays the cost of installing streets, sewer, water, storm 
water management and other infrastructure.  The below cost land prices - $13,000 per 
acre - is the primary incentive the City offers to industry to locate in the City.  In 
some instances other incentives may be offered using state financial resources. 
 

• Business Incubator 
The City owns a building, which is leased to a non-profit organization, which 
operates a small business incubator.  The incubator is self-sufficient and generally 
does not require City support.   
 

• Revolving Loan Funds 
The City has established an economic development revolving loan fund that it uses to 
provide gap financing to eligible businesses within the City.  A federal Community 
Development Block Grant was the source of the funds that originally capitalized the 
RLF.  Room tax funds have historically supplemented the loan fund. 
 

• Tax Incremental Financing 
Tax Incremental Financing is a method of financing, which allows cities and villages 
in Wisconsin to make improvements in an area and use the tax revenue from 
increased property values in the area to pay for the improvements.  The City 
currently has three industrial tax increment districts and two blight elimination and 
redevelopment districts. 
 

• Organizational/Staff Support 
The City provides funding, directly or indirectly, for several staff positions, which 
help carry out economic and industrial development activities.  The primary 
organization responsible for economic development is the Community Development 
Department.  The CDD is responsible for economic and industrial redevelopment 
activities.  Funding for CDD staff is derived from the City budget.  City planning, 
engineering and legal staffs also have important roles in supporting the City’s 
economic development activities.  These positions are funded primarily through the 
City budget. 
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B.   Industrial Development Data & Trends 
 
Industrial Park: 
• 605 acres 

– 218 acres are developed 
– 386 acres are available for development 

• $41 million in tax base 
• 689,000 sq. ft. of buildings 
• The average value of improvements is $60 per square foot 
• 700 jobs have been created in the industrial park 

– 417 Manufacturing 
– 190 Distribution 
– 45 Service 

• Average 1 job per 1,000 square feet of building 
 

• The impact of this development upon City services is estimated as follows: 
Water Demand   77,600 gallons per day 
Sewer Demand   66,782 gpd 
Solid Waste Production  1,429 lbs per day 
Additional Municipal Workers .5 
Additional Daycare Slots  21 
Additional Public Safety Space 58 sf 
Source: Urban Land Institute, Development Impact Assessment Handbook 
 

The impact of the business park has been significant.  The following charts describe 
why it is important that the City continues to play a role in supporting industrial 
development.
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The Wausau area has a well-diversified manufacturing base which provides a relatively 
stable foundation to support the rest of the economy.  In fact, when compared to the 
State and U.S. economy, manufacturing in the area has remained at about 30% of the 
local economy while it has diminished significantly in importance over the past decade 
for both the Wisconsin and U.S. economies. 
 

Industry Employment
Fabricated metal products 4,246            
Lumber and wood products 3,877            
Paper and allied products 2,704            
Food and kindred products 1,449            
Industrial machinery and equipment 1,151            
Stone, clay, and glass products 736               
Printing and publishing 615               
Electronic & Other Electronic Equipment 601               
Furniture and fixtures 533               
Transportation equipment 328               
Rubber and miscellaneous plastics products 225               
Chemicals and allied products 137               
Apparel and other textile products 26                 
Other & Misc. Manufacturing 1,222            
Total Manufacturing Emp. Marathon Co. 17,850          
Source: 1997 County Business Patterns

Manufacturing Employment by Industry                                           
Marathon County 1997
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Manufacturing employment is important to the local economy because of the relatively 
high wages paid compared to other industries and because of the outside dollars 
brought into the local economy when manufactured goods are sold outside the region. 
 
Manufacturing wage rates in the area, however, tend to be lower than the rest of the 
State and the Nation.  In fact, the region has slipped significantly by comparison.  Ten 
years ago the region’s manufacturing wages were roughly comparable.  Today, however, 
the region’s manufacturing wages are about 90% of the wages paid in Wisconsin and 
only 86% of those for the Nation.   
 
Another significant impact of manufacturing employment on the local economy is the 
support it provides to the rest of the economy.  Lumber and Wood Products, for 
example, is a major employer in the Wausau region.  Every dollar of payroll generated 
in this industry generates an additional $1.85 in earnings in the rest of the economy.  
Every job in this industry will support 2.25 additional jobs in the rest of the economy. 

Update: August, 1999

Unknown Industry Division $23,121

Services $23,550

Total $27,329

Public Administration $30,352

Nondurable $34,401

Transportation and Public Utilities

$34,245

Retail $13,493

$31,300

Wholesale Trade $34,591

Finance, Insurance, and Real Estate

Durable

$33,570

Manufacturing $35,480

$36,171

Current Employment and Wages (CEW) Table 209

Industry, statewide

Agriculture, Forestry, and Fishing

Construction

$19,601

Mining $37,265

Average Annual 
Wage 1997
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Manufacturing Multipliers by Industry

Manufacturing Industry

Earnings

Employment

Stone, Clay and Glass Products 1.85 2.27
Lumber and Wood Products, Furniture & Fixtures 1.85 2.25
Paper and Allied Products 1.76 2.34
Motor Vehicles and Equipment 1.57 2.50
Electronic and Other Electric Equipment 1.49 1.71
Misc. Manufacturing Industries 1.44 1.43
Food and Kindred Products 1.43 1.69
Industrial Machinery and Equipment 1.43 1.69
Chemicals and Allied Products 1.41 1.94
Fabricated Metal Products 1.38 1.59
Textile Mill Products 1.38 1.43
Printing and Publishing 1.37 1.51
Rubber and Misc. Plastics 1.37 1.46
Apparel and Other Textile Products 1.30 1.34
Primary Metal Industries 1.30 1.56
Other Transportation Equipment 1.26 1.50
Source: U.S. Dept. of Commerce, Bureau of Economic Analysis
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C.   Tax Increment Financing  
 
The City of Wausau has used tax incremental financing to support its industrial 
development program.  Three districts have been created to finance development of the 
Wausau Westside Industrial Park.  The boundaries of the three districts are shown on 
the map on the following page.  A summary of the districts is presented below. 
 
 
Summary of Wausau's Industrial Tax Increment Districts 

 
 
TID 
# 

 
Year 
Created 

Expenditure 
Period 
Expires 

Termination 
No Later  
Than 

 
Increment 
Created 

% of City's 
Equalized 
Value 

Approximate 
Annual 
Revenue 

Outstanding 
Debt 
Payments 

 
Fund 
Balance 

2 1990 Aug-2000 Aug-2017 $21,426,800 1.3% $514,000 $960,196 -$886,244 
4 1996 Sep-2003 Sep-2019 -$73,000 0.0% $0 $535,087 $422,200 
5 1997 Jul-2004 Jul-2020 $10,516,300 0.6% $236,000 $671,115 -$199,740 

 
Available TID Capacity: 

7% Rule: 7.4%  
5% Rule: 5.1% 

None 

 
 
The City currently does not have capacity to create another tax increment district.  This 
will create problems when the City is ready to expand the industrial park to include 
other property currently not within existing TIDs.  TID #5 anticipated a first phase 
expansion of the industrial park, however, discussions have occurred which would push 
the industrial park expansion all the way to Stettin Ave. 
 
TID capacity can be created either by dissolving an existing TID or by the valuation of 
the rest of the City growing more rapidly than the valuation of the existing TIDs.   
 
TID #2 is the closest to being paid off of all the City’s TIDs - which is expected to occur 
by the end of year 2002.  However, it appears the surplus revenue generated by this TID 
after 2002 will be needed to help pay down the outstanding debt on TID #3 (the 
Century Downtown District). 
 
Growth in the City’s equalized valuation can also help create adequate TID capacity to 
allow use of TIF for an expansion of the Westside Industrial Park.  The difference in 
growth rates, however, would need to be relatively significant.  For example, a sufficient 
margin could be created if the growth in the City’s total TID increment was just 1% 
($835,000) of value while the City’s total equalized value grew by 4%, ($66,000,000).  This 
would bring the total TID increment as a percent of total City equalized value down to 
4.9% - just under the 5% cap and enough to allow the creation of a new TID with a base 
value of approximately $1.5 million. 
 
Amending the boundaries of an existing TID is another option which would not require 
additional TID capacity.  Other restrictions, however, will limit the City’s flexibility 
with the amendment option.  A City may amend a TID boundary one time, if the 
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amended area is served by improvements made in the initial TID.  Once amended, the 
City will only have three years to make expenditures within the TID. 
 
TID #5 can be amended anytime prior to 2007.  Since the expenditure period ends with 
the initial TID, it should be amended no later than 2004 to maximize the three year 
expenditure period.  At a minimum the Fenhaus property should be considered for 
amending into TID #5.  This issue should be developed in more detail as part of the 
implementation plan for an expansion of the industrial park. 
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D.   Central Wisconsin Business Park Survey Results 
 
Clearly industrial development is important to the Wausau region.  But decisions to move 
forward with a strategy such as expanding the industrial park requires an understanding of 
whether or not there is a surplus or shortage of business park space in the region.  For this 
reason a brief survey was conducted of communities in central Wisconsin to understand the 
amount of business park space currently available, how rapidly business park space 
develops and future plans for adding additional business park space. 
 
The results of that survey are presented on the following pages.  The bottom line is that 
approximately 170 acres per year are developed in publicly-owned business parks in central 
Wisconsin (excluding Wausau).  There are enough acres either currently available or 
planned to be available to last approximately 15 years.   Those communities which are 
larger trade centers are developing business park space at a faster pace than the smaller 
communities further removed from the centers of commerce.  While there is an adequate 
amount of land available for the near term, additional land will certainly be needed, 
particularly in the Wausau area where industrial development can be expected to continue 
at a brisk pace as long as the economy remains strong.
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Survey Results:  
Central Wisconsin Business Park Survey Results 
 
Response: 26 out of 33 surveys sent = 78% response rate 
4 out of 26 respondents reported no industrial land in use or available 
1. How many acres are currently available for industrial development in {community 

name}, but not developed? Please include land in both public and private ownership.  
3,165 acres are currently available (24 responses)  
The respondents had an average of 132 acres currently available 

2. Does {community name} have a publicly-owned Business Park?   
Yes - 13  
No - 13  

     If yes, how many Business Parks?  
There are 19 business parks out of the 13 communities with publicly-owned 
parks   

     How many years has {community name} had a publicly-owned Business Park?  
The average of the 13 communities was 11.1 years 

3. If yes, how many acres are in each Business Park?  
Total all respondents = 2,693 acres 
Average for 19 business parks = 141.7 acres   

How many acres in each are developed?  
Total in 19 business parks  = 1,068.5 acres 
Average all 19 business parks = 56.2 acres 
 

Average Development Rate per Park 
All communities w/ business parks 8.9 Acres per year 
"Trade Center" communities 13.3 Acres per year 

All 19 business parks together are developing approximately 170 acres per year 
How many acres in each are available for future development?  

Total in 19 business parks = 1,954.5 acres – sufficient capacity for about 11.5 
years 
Average all 19 business parks = 102.9 acres 

4. How many additional acres do you anticipate {community name} or other public 
entity acquiring in the next ten years?  

Total all respondents = 620 acres 
This will add an additional 3.5 years of business park capacity 
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5. What percentage of the currently available industrial acreage will {community 
name}’s zoning ordinance allow “heavy” industry, such as a paper mill, foundry or 
power plant?  

0% - 8  
3% - 1  
30% - 1  
10% - 1  
50% - 5  
65% - 1  
70% - 1  
rest N/A  

6. Do you believe heavy industry will be permitted in future additions to {community 
name}’s industrial property?   

Yes - 13     
No - 7  
Maybe - 1  
Remainder N/A 

7. Has {community name} targeted specific industries for recruitment?  
Yes - 4     
No - 17  

If yes, which industries?  
?? Light Industrial 
?? High-Tech 
?? Low Water Usage 
?? Stainless Steel Related Industries (2 Cited This) 
?? Medical 
?? Wood Processing 
?? Dairy Systems Processing 
?? Metal And Wood Products Assembly 
?? Electronics 
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Central Wisconsin Industrial Park Survey Respondents 

 
Village of Dorchester 
 
Village of Athens 
 
Village of Abbotsford 
 
City of Colby 
 
Village of Edgar 
 
Village of Marathon City 
 
Town of Rib Mountain  
 
City of Schofield 
 
Village of Rothschild 
 
Village of Birnamwood 
 
Village of Wittenberg 
 
Village of Plover 
 
Village of Stratford 
 
City of Mosinee 
 
Village of Spencer 
 
Town of Knowlton 
 
City of Marshfield 
 
City of Wisconsin Rapids 
 
City of Stevens Point 
 
City of Merrill 
 
 
 
 
 

City of Antigo 
 
Village of Auburndale 
 
Village of Milladore 
 
Village of Junction City 
 
Village of Weston 
 
Portage County 
 
 
Non-Respondents: 
 
Village of Unity 
 
Village of Whiting 
 
Village of Brokaw 
 
Village of Elderon 
 
Village of Biron 
 
Village of Rudolph 
 
Village of Rosholt 
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E.   Economic Development Programs Of Other Cities 
 
 
 
A brief telephone survey of other middle tier cities in Wisconsin was conducted to 
understand the level of involvement those cities have in economic development.  The results 
of that survey are presented on the following pages.
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 ECONOMIC DEVELOPMENT PROGRAMS OF OTHER CITIES 
 

City City ED 
Staff* 

Located Staff 
Duties 

One stop 
Permitting 

Use TIF City 
Incubator 

RLF 

Appleton 6 City Hall - ED Dept. TIF, Indus. Revenue Bonds, Indus. Parks Planning & 
Management, Business Assistance & Financing, 
Neighborhood Revitalization, Housing Rehabilitation 

No Yes No - Privately 
owned 

incubator 

Are 
terminating 

Beloit 2.5 ED Dept - in City Hall 
& Downtown Bus. 
Assoc. (DBA)  - 2 blocks 
from City Hall 

TIF, BID, Industrial Park marketing, development, 
retention, Enterprise Zones, retention, marketing, etc.  
DBA is 1/2 City, 1/2 downtown bus. owners. 

No Yes No Yes 

Eau Claire 3 City Hall - Dept. of City 
Development 

TIF, Development Zone, Industrial Park marketing, Loan 
Programs, Coordinate with Eau Claire Industrial 
Development Corp (NPO), etc. 

No Yes No - NPO 
incubator 

Yes - & a "gap" 
financing 
program 

Fond du Lac 2 City Hall - Community 
Dev Dept 

TIF, Industrial Park management & marketing No Yes No - NPO 
incubator 

No 

Green Bay 4 City Hall - Economic 
Development Authority 

TIF, Industrial Park Management, Marketing, 
Demographics, Retention 

No Yes No - Chamber 
has one 

Yes - Small 

Janesville >1 City Hall - Community 
& ED Dept. 

TIF, Maintain Building & Sites database, Assist businesses 
with permitting, Marketing, etc. 

No Yes No - used to Yes - very 
small - 

$100,000 pool 

LaCrosse 2 City Hall - Planning 
Dept. 

TIF, Industrial Park management, marketing, loans, 
coordinate with LaCrosse Area Dev. Corp. & County Dev 
Corp. & MRRPC, etc. 

No Yes No Yes 

Oshkosh >1 City Hall - Planning 
Dept. 

Nominal industrial park management - Most ED activities 
done by Chamco, Inc. & OshKosh Commercial Dev. Corp. 
(both run by Chamber), also Winnebago Co. & Winn. Co. 
Dev. Corp. 

No Yes No No 

Racine >1 Not City - Racine Co. 
EDC - NPO 

City staff cooperates with Regional ED, and administers 
the Minority Loan Program, but does not do much other 
ED 

No Yes No Yes - Minority 
Loans 

Sheboygan >1 Planning & Inspection 
Dept. 

Most ED is regional.  City Planning Staff maintains 
Business Park & does nominal marketing. 

No Yes No No 
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* None of the cities could say that they had zero ED staff. Even when there was no one devoted specifically to ED within the City, City staff did sometimes do nominal industrial park 
development, incentive packages, etc.  Also, where ED was located  within the City, the staff also had many other duties (ED Is usually a function of Planning or Community Development 
Dept. in the cities surveyed) 

City City ED 
Staff* 

Located Staff 
Duties 

One stop 
Permitting 

Use TIF City 
Incubator 

RLF 

Stevens Point >1 Not City - NCWRPC & 
Portage Co. Business 
Council 

City Community Development staff administer low 
interest loan matching program, and several other small 
ED programs, but most is on regional level 

No No No Yes 

Superior 1 City Hall - Planning 
Dept. 

TIF, nominal industrial park management, coordinate 
with Douglas Co. Development Association & NCWRPC 

No Yes No - NPO 
incubator 

No 

Waukesha >1 City Hall - Mayor Some incentive structuring - All ED is handled by Co. 
Economic Development Corporation & Waukesha BID 

No Yes No No 

West Allis 2 City Hall - Dept. of 
Development 

Acquisition, development, sale of underutilized property, 
TIF, Marketing, RLF admin, Industrial Park Management, 
etc. 

No Yes No Yes 

West Bend >1 City Hall - 
Administrator 

Nominal Industrial Park Management No Yes No No 

Wis. Rapids >1 City Hall - Community 
Dev Dept. 

Nominal Industrial Park Management - most ED Is done 
by the Chamber 

No Yes No No 

 
Indus. Park Development Marketing Structuring Incentives Business Retention City Rate 

Interact Local Regional Overlap Local Regional Overlap Local Regional Overlap Local Regional Overlap 
Host 

Summit 
Survey 

Residents 

Appleton 5 X     X X   X   Yes No 
Beloit 3 X   X   X   X   No No 
Eau Claire 4 X     X X   X   No No 
Fond du Lac 3 X     X X     X No No 
Green Bay 3 X   X   X   X   No No 
Janesville 3 X   X   X   X   No No 
LaCrosse 4   X   X   X X   No No 
Oshkosh 2  X   X  X    X  No No 
Racine 5  X   X   X   X  No No 
Sheboygan 3   X   X   X   X No No 
Stevens Point 2  X   X   X   X  No No 
Superior 3   X  X  X    X  No No 
Waukesha 2  X   X  X     X No No 
West Allis 3 X   X   X   X   No No 
West Bend 3   X  X  X    X  No No 
Wis. Rapids 4   X  X   X   X  No No 
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F.   Issues/Concerns 
 
Throughout the planning process Committee members were asked to list any issues, 
concerns or questions they had related to the City’s industrial development.  The 
following issues were identified: 

?? Look at existing industrial property 
?? Should the City be involved? 
?? No standards manual for building, streets, infrastructure 
?? No site plan for how the park will develop – Who gets what, $ 
?? Low value, low employment development in the business park that takes up a lot 

of space but doesn’t generate a significant economic return for the City 
?? No definition to the park – it needs a “Sense of Place” 
?? Access to Hwy 29 – only one ramp to/from highway 
?? Priorities for types of industries, businesses other than those permitted by code 
?? No business retention plan 
?? No communication with tenants 
?? No point person, little marketing recruitment (whose primary responsibility is 

recruitment?) 
?? Buffering between business & residential property in industrial park - how to do 

it. 
 
 
G.   Benefits Of City Involvement In Industrial Development 
 
Committee members were asked to list the benefits of the City’s involvement in 
industrial development: 

?? Wages 
?? Tax Base 
?? Employment Opportunities for next generation 
?? Higher Quality of Life 
?? Business Support to Community 
?? Momentum – Business begets new business – synergy, linkages 
?? Preventing industrial blight 
?? Industry places few demands on City services 
?? Spurs residential development, protects property value in rest of City 
?? City image – progressive, moving forward 
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H.   Risks 
 
Committee members were asked to list potential risks of the City’s involvement in 
industrial development: 

?? Costs money – need to make sure there is a return on investment – Risk of too 
much land on market to make investment payoff. Return on Investment 
measures:: 
??TIF cash flow (tax base) 
??RLF up to $10,000/ job created 
??Incorporate city staff costs 

?? Long-term viability 
?? Consumes vacant land – sprawl 
?? Adverse environmental impacts – noise, smell, traffic/congestion 
?? Competition for labor 
?? Existence of greenfield industrial property reduces demand for existing 

industrial property - esp. brownfields 
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I.   Organizational Roles  
 
The organizations which actively engage in economic development within the Wausau 
region include: 

– McDevco 
– Chamber of Commerce 
– Wausau and other municipal governments 
– North Central RPC 
– Developers 
– Workforce development, educational and social service agencies 

 
Organizing for Economic Development 
 

• “Roles” are positions or organizations with a specific function or mission in the 
economic development process. 

 

• The critical roles for success are: 
• Coordinator 
• Facilitator 
• Stimulator 
• Entrepreneur/Developer 

 

• Roles can be shared within and among organizations as long as there is specific 
responsibility given to someone for that role and the primary coordinator role is 
being filled. 

 
Organizing for Economic Development 

• Coordinator Role (a pre-condition for successful economic development) 
– Economic development leadership, the “hub” 
– Within a region there should be a regional coordinator and sub-regional 

coordinators 
– Typical activities include meeting coordination, planning, summits, 

monitor other organization work plans, stay in touch. 
– Role typically filled by an economic development corp., sometimes in 

partnership w/ City gov’t.  
– McDevco fills this role in the region - who fills the role in Wausau? 

 
• Facilitator Role 

– Primary responsibility is to make the economic development process easier 
and more efficient. 

– This is usually accomplished through monitoring, regulatory intervention, 
lobbying, & education 

– This role is often filled by the economic development corp. or chamber of 
commerce.  Government is usually the target of the facilitator. 

– How is this role filled in Wausau? 
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• Stimulator Role 
– Primary responsibility is to make projects happen.  
– Typical activities include marketing, recruitment, business retention, 

structuring deals. 
– Must know and be able to apply a wide range of tools and techniques to be 

successful. 
– This role is typically filled by the director of the economic development 

corp. or head of a City Economic Development Dept. 
 

• Entrepreneur/Developer Role 
– Primary responsibility is to access capital to make investments in projects 

which will “prime” the economic pump. 
– Typical activities include spec buildings, incubators, industrial parks, blight 

elimination, RLF,etc. 
– Role is often filled in partnership with private sector business/developers. 
– Role is typically filled by local government, redevelopment agencies and 

foundations. 
– City currently filling this role - anyone else? 
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III. Industrial Policy Alternatives 
 
 

A.   No City Involvement in Economic/Industrial Development 
??No Land Acquisition for Industrial Park – City will zone, but private 

sector provides the land 
??No Infrastructure Support through TID – Industry pays its way 
??No City Staff working to cut deals, except re-zoning, building permits, 

etc. 
B.   City Maintains Current Effort  

??Continue Acquiring Land to Expand Industrial Park 
??Continue to Utilize TIF to Provide Infrastructure Support 
??Continue Utilizing Existing Staff to Support Economic Development 

Efforts 
??Continue to Make Targeted Investments as Opportunities Arise (e.g. 

Incubator) 
??Continue Economic Development Revolving Loan Funds 
??Continue Partnership with McDevco 

 
C.  City Maintains Current Effort, but Changes the Way Things are Done 

  Options: 
??Create City Economic Development Corp. 
?? Create new economic development staff position to consolidate tasks 

 
D.   City Becomes Even More Engaged In Economic/Industrial Development          

Activities 
Options: 
??Formal Business Retention Program 
??Annual Economic Summit (agency/regional coordination event) 
??Subsidize Labor Training through TID 
??One-Stop Permit Approval 
??Brownfield Redevelopment 
??Support Business Innovation/Technology Development/Export 

Assistance 
??Center of Excellence Concepts (Business Assistance/Targeted Workforce 

Training/Knowledge and Technology Transfer 
  
E.  City Maintains Current Effort, but Changes the Way Things are Done 

Options: 
??Create City Economic Development Corp. 
??Create new economic development staff position to consolidate tasks 
??Others? 

 
F.  City Becomes Even More Engaged 

Options: 
??Formal Business Retention Program 
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??Annual Economic Summit (agency/regional coordination event) 
??Subsidize Labor Training through TID 
??One-Stop Permit Approval 
??Brownfield Redevelopment 
??Support Business Innovation/Technology Development/Export 

Assistance 
??Center of Excellence Concepts (Business Assistance/Targeted Workforce 

Training/Knowledge and Technology Transfer 
  
 
Which alternative best matches this Committee’s vision for City Economic Development 
Policy? 
 
Committee members wanted a policy that enhanced existing efforts but did not require 
significant expenditure of additional dollars. 
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IV. Selected Policies, Goals and Strategies 
 
GOAL: 
The City Government’s goal for its economic development activities is:  

To provide the public infrastructure and to cooperate with the private sector to 
help improve the quality of life for City residents through the creation of 
meaningful employment options, the availability of a wide selection of goods and 
services, and the development of a large commercial and industrial tax base. 

 
OBJECTIVES: 
Specific industrial development objectives include: 

?? Ensure the availability of suitable land for industrial activity – first within the 
City of Wausau, then within the Wausau Metro area. 

?? Ensure business and industry has access to public infrastructure with sufficient 
capacity to meet needs for economic growth 

?? City regulations are administered in a manner which places minimal burden on 
business and industry while meeting the purpose for which the regulations were 
enacted 

?? The City reaches out to existing and prospective business and industry to 
identify needs and provide assistance in resolving problems and meeting 
opportunities 

?? The City supports the formation and growth of small businesses within the 
Metro area 

?? The City fully participates in regional efforts to promote the economic 
development of the Wausau Metro area. 

 
IMPLEMENTATION STRATEGIES: 
The City will accomplish its industrial development objectives through the following 
strategies: 
1. Designate an Economic Development Director to be responsible for ensuring the 

City’s goal for its economic development program is met. 
2. Move forward with expansion of Wausau Industrial Parks 
3. Continue to use TIF to provide financing to promote industrial development 

within the City of Wausau. 
4. Cooperate with McDevco in its on-going business retention program to identify 

the needs of local business and industry and assist with resolving problems and 
meeting opportunities. 

5. Co-host, with McDevco, a periodic economic development summit which brings 
together employers, workforce development agencies, lenders, technical assistance 
providers, state and local regulatory agencies, and other organizations that 
impact the growth and development of local business.  The purpose of the 
summit will be to coordinate development of programs and delivery of services 
to most effectively meet the needs of employers. 

6. Participate, through McDevco, with other units of government within the 
Wausau Metro area to promote the region and encourage new business and 
industry to locate within the region. 
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7. Support the formation and growth of small business by providing a source of 
gap financing and participating in the development of facilities and programs 
which support the formation and growth of small business (e.g. business 
incubator). 

8. Periodically review the City’s economic development programs and the needs of 
City residents, business and industry to ensure the City’s programs continue to 
meet the economic development needs of the City and region. 

9. Review the City’s Economic Development Programs and needs of City Residents 
every 3-5 years. 

10. The City should follow its site design and building construction criteria for 
Wausau West Business and Industrial Park when reviewing development 
proposals for that area. 
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IMPLEMENTATION PLAN 
Strategy #1: Designate Economic Development Director 

Action How Timetable Who Cost Sources 

1.  Formalize the City’s economic 
development team and evaluate 
roles and responsibilities of team 
members. 

Evaluate the roles and 
responsibilities of related positions 
such as Community Development 
Director, City Planner, Finance 
Director and Mayor. 

1/01 to 
4/1/01 

Mayor, 
Personnel 
Director 

Staff Time  

2. Develop and agree upon roles 
and responsibilities for the ED 
Director position. 

CD Director, City Planner, 
Personnel Director, Mayor 5/01 to 6/01 City 

Staff Staff Time  

Prepare criteria for evaluating 
candidates for the ED Director 
position 

7/01 to 8/01 

Mayor, 
CD 
Director, 
Personnel 

Staff Time  

3. Develop and agree upon a 
process for filling the position. Develop process for selection of ED 

Director 
7/01 to 8/01 Mayor, 

CD 
Director, 
Personnel 

Staff Time 

 

4.  Fill the ED Director position Personnel Director recruits.  Put 
position in Budget for 2002 

9/01 to 
12/01 

Personnel 
Director, 
Mayor 

Staff Time – 
Advertising 
Costs 

 

 
 
Characteristics/Job Responsibilities of Municipal Economic Development Staff: 
 
Committee members requested assistance in understanding the responsibilities, experience and educational requirements 
of economic development directors.  A request for job descriptions was broadcast over an economic development e-mail 
list and the following responses were obtained. 
 
Brunswick County, North Carolina 
Supervisory skills, grant experience, sales background, four year college degree in business administration or related field, 
understand industry’s needs.  CED (Certified Economic Developer) designation a plus. 
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Hampton, Virginia 
Assist economic development director in the coordination, research, planning and implementation efforts designed to 
achieve the ED objectives of the city.  A bachelor’s degree in business administration, marketing, public administration or 
a related field is desired.  Three to five years of experience in economic/business development or commercial property 
sales.  Demonstrated ability to negotiate complex real estate contracts and creative structuring of business transactions. 
 
Columbia, Missouri 
Economic Development Director works under the direction and oversight of the City Manager and assistant City 
Manager.  Serves as President of Regional Economic Development, Inc. to promote City and regional economic 
development.  Requires a bachelor’s degree, preferably an advanced degree, in business or public administration, 
marketing or a closely related area and five years of advanced-level ED experience. 
 
Loveland, Colorado 
Position is responsible for ED program in a community of 50,000 including development of existing businesses as well as 
securing new retail, commercial and industrial developments.  A bachelor’s degree in planning, business, economics or a 
related field is preferred.  Requires a minimum of three years experience in ED or community planning. 
 
Roanoke, Virginia 
Director of Economic Development responsible for industrial, retail/commercial and tourism ED with an emphasis on 
regional partnerships and cooperation.  Strong marketing skills and project management expertise required.  A bachelor’s 
degree in business or public administration or a related field and extensive professional experience in industrial 
development.  A master’s degree is preferred. 
 
Marina, California 
Director of Housing and Economic Development provides specialized administrative support to the City Manager in the 
development and implementation of housing and economic development programs; to assist in attracting business and 
industry to the City; assists in real estate negotiations and transactions; prepare grant applications; assist in structuring 
financial transactions to facilitate desired development; administers the leasing of property; prepare and distribute 
marketing information; staff City’s Economic Development Commission; act as City Manager Pro Tem during the City 
Manager’s absence.  Knowledge required – principles of business administration including marketing, business 
development, accounting/finance, management organization and communication; public relations practices; survey 
methodology and analysis; business economics; provisions of federal and state laws related economic development and 
housing.  Abilities required – research and prepare complex written reports with recommendations; meet and deal 
effectively with the public, business and property owners, and city departments; make effective presentations and 
communicate effectively in writing; work independently in organizing and carrying out a wide variety of housing and 



                                                       27  

redevelopment projects.  Experience – five years progressively responsible experience in business management, economic 
development, public finance, marketing or related field.  Education – Bachelor’s degree from an accredited college or 
university with major course work in business administration, public administration, economics or related field. 
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IMPLEMENTATION PLAN 
Strategy #2: Expand Wausau West Industrial Park 

Action How Timetable Who Cost Sources 

1.  Prepare Master Plan for 
Expansion of Industrial Park into 
TID #5. 

Consultant to work with City to 
prepare a Master Plan 

Complete 
1/01 

Vierbicher 
ED 
Committee 

$41,000 
General Fund 
Budget 

2.  Pursue acquisition of land to 
eventually expand industrial park to 
Stettin Dr. 

Options to purchase property should 
be secured first until a decision is 
made if purchase can be financed 
without TIF.  If TIF is required to 
finance purchase, a 
strategy/timetable  for creating TID 
capacity or amending the TID #5 
boundary should be prepared prior 
to acquisition. 

Installation of 
infrastructure 
to property 
north of TID 
#5 is 
probably in 
the 5 – 10 
year window. 

City Staff, 
Consultants 

Land & 
Infrastr
ucture  

TIF, General 
Fund 

3.  Amend Boundary of TID #5 Statutory Process, Joint Review, 
Board Approval 2/01 to 4/01 City/ 

Consultant 

City 
Staff 
Time 

 

 
 
 
 
 

 
IMPLEMENTATION PLAN 
Strategy #3: Utilize TIF to Promote Industrial Development 

Action How Timetable Who Cost Sources 

1. Prepare a strategy for achieving 
the capacity to create another Tax 
Increment District. 

Analyze TIF capacity, TID payoff 
strategy 1/01 City Staff Staff & 

Time 
 

2. Amend TID #5 to achieve near 
term development goals, including 
development of Fenhaus property. 

Amend boundary and project plan 
of TID #5 1/01 to 3/01 

City Staff 
& 
Consultant 

Staff Time 
TIF,  
General Fund 
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IMPLEMENTATION PLAN 
Strategy #5: Host Economic Development Summit w/ Other Agencies 

Action How Timetable Who Cost Sources 

1.  Develop a strategy with 
McDevco for organizing 
stakeholders to plan an agenda 
and schedule. 

Invite ED Agencies and 
organizations to participate in 
coordination Summit 

2/01 to 4/01 
City 
Staff Staff Time  

2. Hold meeting of stakeholders Secure conference room away 
from City Hall for Summit 3/01 City 

Staff 

Staff Time  
Cost of 
Room 

 

 
 
 
 
 
 

 
IMPLEMENTATION PLAN 
Strategy #6: Participate w/ Other Local Governments and Agencies on Industrial Promotion & Attraction 

Action How Timetable Who Cost Sources 

1.  This issue should be an agenda 
item for the economic 
development summit. 

Place topic on Agenda of Summit 
meeting 3/01 

City 
Staff Staff Time  
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IMPLEMENTATION PLAN 
Strategy #7: Support the Formation & Growth of Small Business 

Action How Timetable Who Cost Sources 

1. Periodically meet with the 
Incubator Board to identify ways 
in which the City can assist the 
Board with the Incubator’s 
mission. 

Economic Development  
Summit meeting 2001 

ED 
Director   

2. Continue to pursue the 
establishment of a technology 
incubator to support local small 
business R&D efforts and start-
ups which rely on innovative 
technology. 

Secure funding 2001 ED 
Director   

3. Ensure there are appropriate 
locations for low-cost space in the 
City which will benefit incubator 
graduates and other near start-up 
firms. 

Identify growing business that 
may move and create opportunity 
for next business generation. 

2001 ED 
Director   

4.Continue and expand the 
Economic Development Revolving 
Loan Fund which provides gap 
financing to start-ups and small 
business. 

CDBG ED funds from 
state/McDEVCO     

5. This issue should be a topic of 
discussion at the Economic 
Development Summit 

Agenda item at summit     
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IMPLEMENTATION PLAN 
Strategy #8: Be Aware of Economic Skills and Needs of City Residents 

Action How Timetable Who Cost Sources 

1.  Work with the Job Center,  
Technical College and others to 
maintain a skills database of City 
residents  which can be utilized 
by employers. 

Community labor survey, 
employer survey. 2001 

City 
Staff, 
Tech. 
College, 
Job 
Center 

  

2. Work with Job Center to 
identify skill shortages in the 
region and encourage through 
marketing and promotion efforts 
City residents to consider training 
in those skills. 

Offer course work in training 
deficiency areas 2002 Job 

Center   

 
 
 
 
 

 
IMPLEMENTATION PLAN 
Strategy #9: Review the City’s Economic Development Programs and Needs of City Residents Every 3 – 5 Years 

Action How Timetable Who Cost Sources 

1. Incorporate an economic needs 
assessment in the City’s 
comprehensive planning 
program. 

Survey citizens, care providers, 
support agencies to identify needs 

Every 3 
years 

Planning 
Staff Staff Time  
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IMPLEMENTATION PLAN – utilize the Site Design and Building Construction Criteria adopted in August 2000. 
Strategy #10: Establish a One-Stop Permit Process 

Action How Timetable Who Cost Sources 

1. Follow the Site Design and 
Building Construction Criteria for 
Wausau West Business and 
Industrial Park when reviewing 
development proposals for that 
area. 

City Staff and City Committee’s 
utilize guidelines to review 
proposals. 

2/01 to 6/01 

E.D. Director 
C.D. Director 
City Manager 
City Council 

Staff time,  
City 
Budget 
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ATTACHMENTS 
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WAUSAU INDUSTRIAL DEVELOPMENT FOCUS GROUP 

FOCUS GROUP NOTES 
NOVEMBER 18, 1999 
10:00 AM – 12:00 PM 
16 PARTICIPANTS 

 
Roger Luce 

Chuck Ghidorzi 
Dan Johnson 
Rollie Lokre 

Bill Reif 
Mort McBain 
Bryon Karow 
Gene Davis  
Susan Lang 

LaVonne Jensen 
Mike Siegel 

Mark Laveck 
Bob Ernst 

Central Wisconsin Contractors Association 
Mark Krueger 

Dick Hintz 
Harry Bourquin 

Neil Salomka 
Pat Walsh 
John Evans 

Dwight Davis  
Jim Kemmerling 

Ted Penn 
Greg Callan (Firstar) 

 
 
Review of City’s Role in Industrial Development 
?? Industrial Park development – infrastructure 
?? Make TIF available 
?? RLF 
?? Business Retention – should have a partnership role with McDevco 
 
Discussion of City’s Role in Economic Development: 
 
City and McDevco have worked well together on industrial development.  That 
cooperation isn’t there on Central City issues 
 
There should be greater cooperation with McDevco.   
 
Cooperation comes with risk.  Is the City willing to accept the risk of “Metro Area” 
cooperation? 
 
What would the committee like to see from McDevco that they are not getting? 
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McDevco’s focus is too wide for City’s purpose.  City should have its own involvement 
in industrial development.  
 
Benefits of working with McDevco is single point of contact with firms looking at the 
Wausau area – firms don’t have to run around and talk to different municipalities. 
 
City staff has had a negative attitude relative to business – this is counterproductive to 
development. 
 
City has to be in the business of economic development – this is a responsibility of the 
City. 
   
We need more definition of what the high-tech incubator is all about and what the 
City’s interest is in it.  Is it just the latest “fad”? 
 
One of the issues the City needs to address is the lack of consistency in addressing 
private development. 
 
The City needs futuristic thinking – they are now operating in a void. 
 
Issue of workforce development was raised.  There has not been a lot of discussion from 
City on workforce development – City needs to make a stronger connection between 
economic development and workforce development, there is now a disconnect. 
 
Attracting labor is as much an issue as attracting business. 
 
City hasn’t been part of discussion of workforce development of Technical College – 
City’s input would be helpful. 
 
Maybe the City shouldn’t be responsible for workforce, maybe it’s the State’s role. 
 
If the City’s goal is to have more high wage/high skill employment there will be high 
training needs.  Timing on this is complicated – which comes first, the jobs or the 
training? 
 
Emphasis should be placed upon getting industrial park infrastructure developed.  Need 
to make the park attractive – reflects positively on City and makes City competitive.  
City needs to make the investment sooner rather than later to get land ready to go. 
 
Driving distance for labor doesn’t matter that much – attractiveness is key.  Need for 
development standards. 
 
City’s current effort in industrial park development generally viewed very positively. 
 
Discussion of Portage Co. Industrial Park – other communities are pulling ahead of 
Wausau. 
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Inconsistency in getting approvals – depends upon who is on committee.  Need 
standards for approval that don’t change depending upon who is on the committee or 
the feeling of the day. 
 
City needs a plan and needs to work with other municipalities and McDevco to plan for 
the region. 
 
Need plan and standards that go beyond elected officials.  Inconsistency comes from the 
election process.  How do you deal with that?  Beyond 2 years, plan is hard to keep 
consistent. 
 
City should look at practices of other cities.  Issue of delays in getting approval. 
 
What would happen if Mike Morrissey suddenly left?  Are there other staff who know 
or could get up to speed on doing what Mike does? 
 
Discussion of City administration and management.  Problem of politicians getting too 
involved in administrative issues.  Does City need a professional administrator?  There 
must be some way to maintain momentum through the political process.  Lack of an 
administrator may contribute to the lack of consistency. 
 
Problems with Council and staff is a primary issue to be addressed.  Need to  “clear 
away the muck” before dealing with any other issues. 
 
McDevco is the logical focus of regional workforce development.  City should not have 
lead role in workforce development except to react to opportunities as they arise.  It 
should, however, be an element in the City’s plan and it should be a market indicator to 
guide industrial park implementation. 
 
City needs to get people into the region, be attractive to people as a place to live.  
 
City should not be involved in deciding which businesses should come to City, but City 
should be prepared to react to economic development opportunities quickly. 
 
City needs to have industrial park ready despite low levels of unemployment. 
 
Small business perceives City as not being responsive to their needs.  Perception of 
being responsive to needs of large business (50+ employees) at expense of small business. 
 
City should be a better advocate for small business.  Need to pay more attention.  
Liaison.  Partnership with McDevco. 
 
Graduates from the incubator are not being nurtured/retained by the City.  Little City 
involvement in moving incubator tenants to other spaces in City or industrial park. 
 
Would like to see attractive light manufacturing space downtown. 
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City efforts in partnering with McDevco need to be working toward some purpose. 
 
A staff person for economic development would have a very difficult time without 
dealing with City administration/management first.  Just adding a person without 
changing the framework is a recipe for disaster.  Get framework in place first. 
 
 
Discussion of Industrial Park Issues: 
 
Discussion of Miller Strawberry Farm.  Question has been phrased as either residential 
or industrial.  Why not ask whether it should be developed at all.  Would better use be 
park/recreation?  There is not a lot of recreational opportunity on the west side now. 
 
People who live adjacent to property, park director and people interested in watershed 
should be consulted on development of the Miller property. 
 
Issue of accessibility into park.  Need infrastructure for alternative route in and out 
from Hwy. 29.  How can this be resolved?  Improve interchange?  Role of 28th – four 
lane? 
 
Traffic light at Emerald Court and Stewart Avenue had negative review by City.  
Higher traffic count now than when it was Hwy. 29. 
 
Whole west side of City has no Master Plan for development and flow of traffic 
(expand 72nd?).  This goes into issue of most appropriate use of Miller Strawberry Farm.   
 
Soccer/ball field – is that appropriate use for industrial park area? 
 
Miller property is only place in City with railroad siding and opportunity for new 
businesses to have rail access. 
 
Bus service to industrial park is limited and not conducive to work shifts of businesses.  
This issue has been studied, but hasn’t received enough interest to experiment. 
 
Design standards are important for areas visible from highway.  Perhaps there should 
be an area for lower quality metal buildings, but keep separation. 
 
Impressed with the way the industrial park in Portage County is laid out.  They have 
areas of high standards and areas for lower standards. 
 
Perception that City does not have active standards.  If they do, they will be outclassed 
soon. 
 
Consider incentives to existing buildings in industrial park to upgrade exterior of 
buildings and landscaping – particularly along Hwy. 29.  This could be a calling card 
for successful expansion. 
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City should be concerned about the neighborhood to north and homes.  Stettin Drive 
will become the shortcut into the City. 
 
What happened to discussion of Witter Farm at CTH U and 51? 
 
County is hiring a land use planner.  Does this person have a role in planning with the 
City? 
 
City’s leadership needs to be more visionary in its approach than operational.  That is 
where the City’ leadership should focus. 
 
City needs a longer range plan for what it wants its economy to be.  What happens 
after the next expansion is nearly full? What are trends?  What will the needs of 
business be in 20 years? 
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INDUSTRIAL DEVELOPMENT PLAN FOCUS GROUP 
 
 

SUMMARY OF KEY ISSUES RAISED DURING FOCUS GROUP 
WAUSAU INDUSTRIAL DEVELOPMENT PLAN 

WAUSAU FINANCE & ECONOMIC DEVELOPMENT COMMITTEE 
 

 
1. City has an important role to play in industrial development in region and has 

generally done a good job with development of the industrial park, but there 
should be greater cooperation with McDevco.  Expansion of industrial park 
should be a high priority, although this should be done in conjunction with 
preparation of a master plan for how the whole west side develops and how 
traffic will flow. 

 
2. Development of Miller Strawberry Farm should take into consideration 

surrounding land uses, rail access, watershed protection and City’s need for 
park/recreational land.   

 
 
3. City Council is more focused on administrative issues than it is on setting a 

vision and providing leadership for the City.  This results in inconsistent reviews 
of development proposals, conflicting actions and tolerance for negative attitudes 
toward business.  Administrative structure of City government should be 
investigated before an economic development director position is created. 

 
4. City should set high standards for development but also provide space, discreetly 

located and adequately buffered, for lower cost construction. 
 
 
5. City’s primary involvement in workforce development should be creating an 

attractive place to live – a community that people will want to live in. 
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