
*** All present are expected to conduct themselves in accordance with our City's Core Values ***

OFFICIAL NOTICE AND AGENDA
of a meeting of a City Board, Commission, Department Committee, Agency, Corporation, Quasi-
Municipal Corporation or Sub-unit thereof.

PLAN COMMISSION OF THE CITY OF WAUSAU 
Wednesday, February 21, 2024 at 5:00 pm.
City Hall (407 Grant Street, Wausau WI 54403) - COMMON COUNCIL CHAMBERS
Mayor Katie Rosenberg (C), Eric Lindman, Sarah Watson, Dawn Herbst, Bruce Bohlken, Andrew 
Brueggeman, George Bornemann
AGENDA ITEMS FOR CONSIDERATION 

1. Approve the meeting minutes for the December 19, 2023 and January 16, 2024 meetings.

2. Discussion and possible action on a conditional use at 2812 N 6th St to allow a mobile service support
structure in a Institutional Zoning District. [Vertical Bridge]

3. PUBLIC HEARING: 404 Franklin Street, Discussion on amending the general development plan,
GDP, for the YMCA: The Landing to allow for an off site parking lot. [REI Engineering]

4. Discussion and possible action on amending the general development plan, GDP, for the YMCA: The
Landing to allow for an off site parking lot.

5. PUBLIC HEARING: Discussion on rezoning 1327, 1331, 1333, 1337, 1341, 1355, 1361, 1363, 1371 S
8th Ave and 706 Flieth St from a SR-3, Single Family Residential - 3, TF-10, Two-Flat Residential-10,
and NMU, Neighborhood Mixed Use, to a PUD, Planned Unit Development and approve the general
development plan to allow a multi-family development.  [Kolbe & Kolbe]

6. Discussion and possible action for rezoning 1327, 1331, 1333, 1337, 1341, 1355, 1361, 1363, 1371 S
8th Ave and 706 Flieth St from a SR-3, Single Family Residential - 3, TF-10, Two-Flat Residential-10,
and NMU, Neighborhood Mixed Use, to a PUD, Planned Unit Development and approve the general
development plan to allow a multi-family development.

7. Discussion and possible action on Final Plat for Vistas at Greenwood Hills First Addition and
associated easement document.

8. Discussion and possible action on Preliminary Plat for Green Tree Meadows.

9. Next meeting date.

10. Adjournment

MAYOR KATIE ROSENBERG - COMMITTEE CHAIR

NOTICE: It is possible that members of, and possibly a quorum of members of the Committee of the 
Whole or other committees of the Common Council of the City of Wausau may be in attendance at the 
above-mentioned meeting. No action will be taken by any such groups.

Distribution List:  City Website, Media, Committee Members, Council Members, Assessor, Attorney, City Clerk, Community Development, Finance, Metro Ride, Human 
Resources, Police Department, Hebert, Lenz, Lynch, Stahl, Vertical Bridge, REI Engineering, YMCA, Kolbe & Kolbe, Vistas at Greenwood Hills, Green Tree Meadows.

Notice is hereby given that the PLAN COMMISSION of the City of Wausau, Wisconsin will hold a 
regular or special meeting on the date, time and location shown below.  

Members:

Location:

Meeting of the:
Date/Time:

Members of the public who do not wish to appear in person may view the meeting live over the internet and can be accessed at 
https://tinyurl.com/wausaucitycouncil. Any person wishing to offer public comment who does not appear in person to do so, may e-mail 
samantha.kulig@ci.wausau.wi.us with “Plan Commission public comment” in the subject line prior to the meeting start.  All public comment, 
either by email or in person, will be limited to items on the agenda at this time.  The messages related to agenda items received prior to the 
start of the meeting will be provided to the Chair.  

This Notice was posted at City Hall and emailed to the Daily Herald newsroom on 02/16/2024 @ 12:00 p.m. Questions regarding this agenda may be directed to the Planning 
Department at (715) 261-6760.

In accordance with the requirements of Title II of the Americans with Disabilities Act (ADA), the City of Wausau will not discriminate against qualified individuals with disabilities 
on the basis of disability in its services, programs, or activities.  If you need assistance or reasonable accommodations in participating in this meeting or event due to a disability 
as defined under the ADA, please call the ADA Coordinator at (715) 261-6622 or ADAServices@ci.wausau.wi.us to discuss your accessibility needs.  We ask your request be 
provided a minimum of 72 hours before the scheduled event or meeting.  If a request is made less than 72 hours before the even the City of Wausau will make a good faith effort 
to accommodate your request.



PLAN COMMISSION 
 
Time and Date:  The Plan Commission met on Tuesday, December 19th, 2023, at 5:00 p.m. in the Common 

Council Chambers of Wausau City Hall. 
 
Members Present: Mayor Katie Rosenberg, Eric Lindman, Sarah Watson, Bruce Bohlken, Andrew Brueggeman, 

George Bornemann, Dawn Herbst. 
 
Staff Present:  William Hebert, Brian Stahl, Tara Alfonso, Brad Lenz, Andrew Lynch, Samantha Kulig 
 
Others Present: Tom Radenz, Tom Killian 
 
In compliance with Chapter 19, Wisconsin Statutes, notice of this meeting was posted and transmitted to the Wausau 
Daily Herald in the proper manner. 
 
Mayor Katie Rosenberg called the meeting to order at approximately 5:00 p.m. noting that a quorum was present.    
 
Approve the minutes from October 17, 2023, meeting. 
 
Brueggeman motioned to approve the minutes from the October 17, 2023, meeting. Bohlken seconded, and the motion 
was carried unanimously 7-0. 
 
PUBLIC HEARING: 406 N 28th Ave (General Development Plan), rezoning 406 N 28th Ave from SR-2 (Single 
Family Residential-2 Zoning district) to PUD (Planned Unit Development) [Walkabout Orthotics] 
 
Lynch provided a staff update on this proposal. He stated that Walkabout Orthotics purchased the 406 N 28th Avenue and 
would like to add this property into their PUD to expand their parking lot. The proposed PUD has a combined total of 24 
parking stalls, which is below the requirement of conditional use for going over the 150% parking maximum. Lynch 
stated that the proposal meets the requirements, and that staff recommends and supports the proposal to rezone. 
 
Mayor Rosenberg opened the public hearing. 
 
Tom Radenz, 234810 N 96th Ave, represented Walkabout Orthotics. Radenz stated that Walkabout Orthotics moved to a 
new location and has tried sell and/or lease the property where they were previously located since August 2021. However, 
Radenz explained that Walkabout Orthotics have had issues selling/leasing due to lack of parking spaces. Radenz stated 
that they’d hope to get this property, which is north of their former location, rezoned to provide additional parking. 
 
Mayor Rosenberg closed the public hearing.  
 
Discussion and possible action on approving the rezoning 406 N 28th Ave from SR-2 (Single Family Residential-2 
Zoning district) to PUD (Planned Unit Development) [Walkabout Orthotics] 
 
Motion by Bruggeman and seconded by Herbst. 
 
Lynch recommended removing the parking pad located on 2805 Hilltop Ave which is also owned by Walkabout 
Orthotics. Lynch stated that the parking pad is no longer needed since this proposed PUD will provide adequate parking. 
 
Bruggeman changes his motion to include the recommendations stated by staff and seconded by Herbst. 
 
Motion approved unanimously 7-0. 
 
Discussion and possible action on approving the specific implementation plan of 514 South 21st Ave and 503 South 
22nd Ave [Ghidorzi] 
 
Lenz provided a staff update on this specific implementation plan. Lenz explained that Ghidorzi submitted earlier in the 
year an amended General Development Plan that was approved by the Common Council. Properties were bought, streets 
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and alleys were vacated to begin on this plan. The vacations went through Capital Improvements and Street Maintenance 
Committee (CISM) and eventually approved by the Common Council.  
 
Lenz explained about the Specific Implementation plan having 27 new perpendicular stalls, a solid fence with landscaping 
along the commercial side of the fence to block light and noise pollution to the neighboring properties, storm water inlet 
located on east side of the landscaping and on the west end of the new parking area for snow storage, and 3 light poles 
being removed to provide adequate lighting but reduce light pollution for neighboring property. 
 
Lenz stated that staff recommends the snow store in the greenspace be limited to the snow from the new parking area, 
rather than other parts of this, or neighboring, sites. 
 
Motion by Bornemann and seconded by Bruggeman. 
 
Motion approved unanimously 7-0. 
 
PUBLIC HEARING: Discussion on amending Section 23.02.51, (NMU) Neighborhood Mixed Use Zoning District; 
23.02.52, (SO) Suburban Office Zoning District; 23.02.53, (SMU) Suburban Mixed-Use Zoning District; 23.02.54, 
(UMU) Urban Mixed-Use Zoning District; 23.02.55, (DPMU) Downtown Periphery Mixed-Use Zoning District; 
23.02.56, (DHMU) Downtown Historic Mixed-Use Zoning District; 23.02.57, (DRMU) Downtown High-Rise Mixed-
Use Zoning District; 23.02.60, (LI) Light Industrial Zoning District; 23.02.61, (MI) Medium Industrial Zoning 
District; 23.02.62, (HI) Heavy Industrial Zoning District; 23.02.05, Table of land uses; 23.02.10, Commercial land 
uses; 23.03.28, Accessory land uses and structures; 23.06.20, Exterior lighting standards; 23.09.05, Definitions and 
rules related to sign groups, sign categories, and sign type; 23.09.11, Permitted sign rules; and 23.10.31, Zoning 
map amendment 
 
William Hebert provided a staff update on the amending of Zoning sections in the Wausau Municipal Code. Hebert 
explained that staff look for conflicts, redundancies, and clarification to the zoning code periodically. Staff propose the 
following changes: removal of honeybee language under WMC 8.08.011, change detached accessory buildings brought 
over from building code, change animal daycare and outdoor display to conditional use, review of dual post signs done by 
staff instead of Plan Commission, change zoning petition to require ¾ majority, and removal of accessory conditional use 
in Downtown district. 
 
Mayor Rosenberg opened the public hearing. 
 
Tom Killian, 133 E Thomas St, stated he disagrees with the recent approved State bill, 2023 Wis. Act 16 created Wis. 
Stat. § 66.10015(3)(a), which would prohibit supermajority votes after 1/1/2025. Killian explained that he understands 
that the State bill is already approved and will go into effect on 1/1/2025 but Killian states that we should not implement 
the change of zoning petition to require ¾ majority prior to the effect.  
 
Mayor Rosenberg closed the public comment.  
 
Discussion and possible action on approving the Zoning Sections list above. 
 
Motion by Bohlken to approve all Zoning sections and seconded by Bornemann. 
 
Watson stated that she feels we should also stay in line with the State statutes. Watson continued stating that waiting 
another year will also provide time for the public to be aware of this upcoming change from the State. Watson motions to 
amend changing the zoning section by removing the zoning petition to require ¾ majority at this time. Herbst seconded 
the motion to amend. 
 
Bruggemann asked staff if there was any adverse effect in waiting to discuss this zoning section closer to when the state 
bill goes into effect on 1/1/2025. Hebert stated that there was no particular reason other than Plan Commission receiving 
an annual review of Zoning sections by staff. Lenz concurred with Hebert and continued explaining that staff will have to 
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remember to bring it back prior to the 1/1/2025. Lenz clarified that the Wisconsin statute is a deadline for municipalities 
to enforce that statute – municipalities are able to do it before.  
 
Mayor Rosenberg asked staff if it is appropriate to state the effective date of this zoning section onto this ordinance or if 
there is some other option to not have to bring this back onto a future meeting.  
 
Tara Alfonso explained that we can prospectively approve something, but staff will either have to remove this particular 
zoning section in question out of the current ordinance and put it on its own ordinance or staff will have to have to amend 
this current ordinance by adding an alternate paragraph that “all these provisions are effective by Council the day after 
publication except for this provision which would be effective on this date.” 
 
Mayor Rosenberg asked Watson if this option be appropriate to the amendment that she is seeking. Watson answered that 
this is possible. However, Watson questioned that if members review the zoning section annually around December, it’s 
possible there is a new Council, or even new representatives on Plan Commission, and different comments about this 
provision. Watson motions to remove this provision out of this current ordinance and bring it back to discussion the next 
time the members and staff review Zoning sections which will be prior to the effective date of Wisconsin Statute. 
 
Motion to remove the change of zoning petition to require ¾ majority out of this ordinance approved unanimously 7-0. 
 
Motion to approve the amendment ordinance approved unanimously 7-0. This amended ordinance will go to Common 
Council on January 23rd, 2023. 
 
Next Meeting Date 
 
The next meeting is scheduled for January 16, 2024. 
 
Adjournment 
 
Motion by Watson and seconded by Herbst. Motion approved unanimously 7-0, and the meeting adjourned at 5:26 p.m. 
 
The Plan Commission is next scheduled to meet at 5:00 p.m. on Tuesday, January 16th, 2024. 



PLAN COMMISSION 
 
Time and Date:  The Plan Commission met on Tuesday, January 16, 2024, at 5:00 p.m. in the Common Council 

Chambers of Wausau City Hall. 
 
Members Present: Mayor Katie Rosenberg, Eric Lindman, Bruce Bohlken, Andrew Brueggeman, Dawn Herbst. 
 
Members Absent: Sarah Watson, George Bornemann. 
 
Staff Present:  William Hebert, Brian Stahl, Tara Alfonso, Brad Lenz, Andrew Lynch, Samantha Kulig. 
 
Others Present: Mike Bieniek, Andrew Flowers, Robert Stasney, James Wanserski. 
 
In compliance with Chapter 19, Wisconsin Statutes, notice of this meeting was posted and transmitted to the Wausau 
Daily Herald in the proper manner. 
 
Mayor Katie Rosenberg called the meeting to order at approximately 5:00 p.m. noting that a quorum was present.    
 
PUBLIC HEARING: Discussion on approving a conditional use at 2812 N 6th St to allow a mobile service structure 
in an Institutional Zoning District. [Vertical Bridge] 
 
Andrew Lynch provided a staff update that the request for a conditional at 2812 N 6th St. Lynch stated that the conditional 
us is to allow a 110-feet tall cell tower on the back of this property near its property line. Lynch explained that the mobile 
support structure is a monopine-designed cell tower where it visually resembles a tall pine tree. The submitted design 
meets all required local and state regulations for this request. Lynch continued to state that our zoning code requires two 
Plan Commission meetings for conditional use. The 1st meeting is only a public hearing with no action, and the 2nd 
meeting will have an updated staff report and possible action can be taken by the members. 
 
Mayor Rosenberg opened the public hearing. 
 
Mike Bieniek, representative of Vertical Bridge and AT&T located at 10700 Higgins Rd, Ste 240, Rosemont, IL 60018. 
Bieniek stated the reason to have this conditional use stemmed from their current building which is southwest of this 
location will be razed soon, so another site is needed. Bieniek explained that Vertical Bridge and AT&T has a lease 
agreement with St. Peter Evangelical Lutheran Church that owns this property. Bieniek continued explaining that his team 
has been working with St. Peter Evangelical Lutheran Church and Wisconsin Historical Society to determine which 
location is best to build the cell tower with the historical church in mind. The equipment will be in a 50x50 fenced area 
and have a 30-foot access easement to the back of the Church Parking Lot. Power and fiber will be underground. 
 
Bieniek provided the members with an image of a slightly taller monopine cell tower that looks similar in scale to the one 
being proposed. 
 
Andrew Flowers, senior real estate & construction manager for AT&T residing at 95 W Algonquin Rd, Arlington Heights, 
IL, 60005 added that their office is currently down the street from this location. Flowers continued to explain that the 
current building is 32 feet in height for antennas. In this proposal, the antennas will be over 100 feet which will allow 
about 70% increase of coverage pattern on the north end of City of Wausau. Flowers mentioned that this proposed tower 
can also hold additional carriers, not just for AT&T; there is room for 3 more tenants. Flowers also stated that the 
limitation of the height and the number of carriers on the towers is affected by the trees in the area, and that being below 
the tree line will drastically decrease coverage. Flowers further explained that is why the proposal for conditional is 110ft, 
where the top of the tower is 105 feet. 
 
Robert Stasney, 1629 Martin St Wausau serving as the Chairman of St. Lutheran Church. The congregation is under a 
1,000. He was contacted by Vertical Bridge in 2021 discussing about using vacant Church land to place a cell tower. The 
proposed cell tower will go where a building is set for tear down. Stasney believes that the Wausau residents should be 
allowed to use the cell tower for their needs. The congregation has spent time and research on having a cell tower located 
on their property. 98% of the congregation voted in support of the cell tower. 
 



Mayor Rosenberg closed the public hearing. 
 
Discussion on a conditional use at 2812 N 6th St to allow a mobile service structure in an Institutional Zoning 
District. [Vertical Bridge] 
 
No questions or comments were made with the members present.  
 
PUBLIC HEARING: 2526 Osswald Rd and 2725 Reserve Dr, rezoning 2526 Osswald Rd and 2725 Reserve Dr 
from PUD, Planned Unit Development to a SR-3, Single Family Residential – 3 Zoning District. [Green Acres at 
Greenwood Hills] 
 
Bill Hebert provided a staff update regarding a 4.887-acre lot currently zoned as a PUD, Planned Unit Development, that 
was previously planned for 8 two-unit condominium structure. However, the new proposed plat is showing 6 single-
family lots, so this is strictly for the rezone of the 4.887-acre lot that on this new proposed plat. 
 
Mayor Rosenberg opened the public hearing. 
 
No public comments or concerns were made. 
 
Mayor Rosenberg closed the public hearing. 
 
Discussion and possible action on rezoning 2526 Osswald Rd and 2725 Reserve Dr from PUD, Planned Unit 
Development to a SR-3, Single Family Residential – 3 Zoning District. [Green Acres at Greenwood Hills] 
 
Motion by Bruggeman to approve the rezone and seconded by Herbst. Motion approved 5-0. 
 
Discussion and possible action on approving the Specific Implementation Plan of 16-unit apartment, 2716 Oswald 
Rd at Vistas at Greenwood Hills. [Green Acres at Greenwood Hills] 
 
Brad Lenz provided a staff update that the proposed 16-unit apartment is part of a previously approved PUD, Planned 
Unit Development that includes a mix of single- and multi-family buildings. The building is angled on the lot to 
accommodate another future building on that site. The specific implementation plan conforms to the General 
Development Plan that was previously approved. Lenz stated that a pedestrian connection from the Osswald Road path 
should tie into the sidewalk/trails for the proposed building. 
 
Motion by Bruggeman to approve the Specific Implementation Plan and seconded by Bohlken. Motion approved 5-0. 
 
Next Meeting Date 
 
The next meeting date should be February 20th but will be rescheduled for February 21st. 
 
Adjournment 
 
Motion by Herbst and seconded by Bohlken Motion approved unanimously 5-0, and the meeting adjourned at 5:18 p.m. 
 
The Plan Commission is next scheduled to meet at 5:00 p.m. on Wednesday, February 21st, 2024. 
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STAFF REPORT 

To: Plan Commission 

Prepared By: Andrew Lynch, AICP  Asst City Planner 

Date: February 13, 2024 

REQUESTED ACTION: 

Conditional Use Permit at 2812 N 6th Street 
 

LOCATION: 2812 N 6th Street 

APPLICANT: Vertical Bridge  

EXISTING ZONING: Institutional - I 
This district is intended to permit both large- and small-scale 
institutional development including those on single sites within 
larger areas of both residential and nonresidential zoning districts. 

EXISTING LAND USE: St. Peter Evangelical Lutheran Church 

REQUESTED CONDITIONAL 
USE: 

23.03.12(6) Large scale public services and utility 

COMPREHENSIVE PLAN: This area is future mapped as Urban Residential.  

OTHER PLANS: n/a  

 

PURPOSE: 
Vertical Bridge is leasing space to install and operate a cell tower at the west edge of the St. Peter 
property. This will relocate existing antennas on the neighboring former County Materials building. The 
tower will be a 114 ‘monopine’ design that imitates the look of a large pine tree to better blend into the 
area. The submitted design meets all required local and state regulations for this request. See attached 
materials. 

CONDITIONAL USE PROCEDURE: 
The City of Wausau zoning code requires two Plan Commission meetings to approve or deny a 
conditional use. 
1st meeting: Public Hearing, no action.  
2nd meeting: Staff report available, Final action taken. 
 
PUBLIC HEARING 
During the Public Hearing: Statements of personal preferences or speculation not based on substantial 
evidence must be disregarded by the Plan Commission. 'Substantial evidence' means facts and 
information, other than merely personal preferences or speculation, directly pertaining to the 
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requirements and conditions an applicant must meet to obtain a conditional use permit and that 
reasonable persons would accept in support of a conclusion. (W.M.C. 23.10.32(6)(a)). 

 

 
 

REVIEW AND ACTION  
 
STANDARDS 

(8) Findings. In reviewing and taking final action on a proposed conditional use permit, the 
Plan Commission shall consider whether the proposed conditional use: (W.M.C. 
23.10.32(8))  

 

(a) Is in harmony with the Comprehensive Plan.  Y  

(b) Would result in a substantial or undue adverse impact on nearby property, the 
character of the neighborhood, environmental factors, traffic factors, parking, 
public improvements, public property or rights-of-way, or other matters affecting 
the public health, safety, or general welfare.  

N  

(c) Maintains the desired consistency of land uses, land use intensities, and land use 
impacts as related to the environs of the subject property.  Y  

(d) The conditional use is located in an area that will be adequately served by, and 
will not impose an undue burden on, any of the improvements, facilities, utilities 
or services provided by public or private agencies serving the subject property.  

Y  

(e) The potential public benefits outweigh any potential adverse impacts of the 
proposed conditional use, after taking into consideration the applicant's proposal 
and any requirements recommended by the applicant to ameliorate such impacts. 

Y  

SUBSTANTIAL EVIDENCE FROM THE PUBLIC HEARING 
There was no substantial evidence provided at the public hearing. 

 
 
STAFF RECOMMENDATION 
Staff recommends approval of the Conditional Use Permit.  

 

ACTION 
The Commission may  

1. approve the use as originally proposed,  
2. approve the proposed conditional use with modifications and/or conditions,  
3. or deny approval of the proposed conditional use. 

 

Attachments: Application, Map, Site Plan   

 



Letter of Application 

 

November 30, 2023 

 

William Hebert 
Chief Inspector – Zoning Administrator 
City of Wausau 
407 Grant Street 
Wausau, WI  54403 
 
RE: Proposed Vertical Bridge Mobile Service Support Structure – US-WI-5403 Winton Street 

2812 N. 6th Street 
Wausau, WI  54403 
Parcel No. 291-2907-243-0281 

 

Dear Mr. Hebert: 
 
LCC Telecom Services, on behalf of the applicant, VB BTS II, LLC (“Vertical Bridge”), has finalized an 
agreement with the property owners of the site referenced above to develop and construct a mobile 
service support structure for AT&T Mobility. The facility that will be available to be used by wireless 
carriers.   The proposed shared use facility is designed to house the equipment necessary to provide 
clear and uninterrupted wireless telecommunications services to the residents and visitors of the City of 
Wausau and surrounding areas.  
 
This mobile service support structure is being proposed pursuant to Section 66.0404 of the Wisconsin 
State Statutes and Section 23.03.20 Telecommunication land uses and 23.10.32(8) Conditional Use Permit 
Procedures of the City of Wausau Zoning Ordinance.  A Conditional Use Permit is required for the siting 
and construction of any new mobile service support structure and facility. The proposed mobile service 
support structure will consist of a 110 ’-0” tall monopine tower with a 4’-0” lightning rod for a total height 
of 114’-0”, to be located within a triangular shaped 50’-0” x 55’-0” x 45’-0” ground area.  The proposed 
mobile support structure will be erected, owned, and operated by Vertical Bridge. Vertical Bridge has a 
commitment with AT&T Mobility, a wireless services provider, for this site.  Additionally, the facility will 
be open for collocation to other wireless providers. 
 
The proposed monopine is being built on behalf of AT&T Mobility in order to relocate its existing antennas 
on the County Materials Corporation building located at 402 Winton Street in Wausau.  AT&T Mobility has 
been given notice by the building owner that the facility will be razed in the near future, therefore all 
equipment must be removed and relocated in the area to maintain existing AT&T service. 
 
On behalf of the applicant VB BTS II, LLC (“Vertical Bridge”), LCC Telecom Services has submitted all 
required documentation for the proposed tower, in accordance with Section 66.0404 of the Wisconsin 
State Statutes, and Section 23.03.20 Telecommunication land uses and 23.10.32(8) Conditional Use 
Permit Procedures of the City of Wausau Zoning Ordinance for this application to be deemed complete.  
Should you have any questions please feel free to contact me.  I look forward to working with you during 
the review and approval process.  Vertical Bridge looks forward to helping provide the City of Wausau 
with improved wireless coverage. 



 
Sincerely, 

 

Michael Bieniek, AICP 
Zoning Director  
LCC Telecom Services 
10700 Higgins Road, Suite 240 
Rosemont, IL  60018 
mbieniek@lcctelecom.com 
Cell – (847) 287-1156 
Fax – (847) 608-1299  
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STAFF REPORT 

To: Plan Commission 

Prepared By: Brad Lenz, City Planner 

Date: February 13, 2023 

 
Amend General Development Plan at 404 Franklin Street 

 
Background 
Unified Development District (UDD) zoning was established at 404 Franklin Street in 2014 to 
allow for a mix of uses (i.e., office and residential) in an existing building.  Recently, the 
property was purchased by the YMCA.  The current action for the Plan Commission to consider 
is whether to amend the General Development Plan for 404 Franklin Street, changing its use 
from the mixed-use building to an off-site parking lot.  The current action does not address the 
expansion of The Landing itself, which is proposed to occur on the YMCA’s main parcel – 707 N. 
3rd Street.  The attachments submitted by the petitioner contain additional information and 
preliminary plans for the parking lot.   

Zoning 
The subject parcel, 404 Franklin Street, is surrounded by the Downtown Periphery Mixed Use 
(DPMU) zoning district.  Had the parcel not been zoned UDD prior to the adoption of the new 
zoning code in 2020 (when it became PUD – Planned Unit Development zoning), the parcel 
would have been assigned DPMU, as was the case with the neighboring properties.  Even so, 
the DPMU can be viewed as the base zoning district of the parcel.  The map below shows the 
DPMU district in red, with the subject parcel in pink. 
 
  Figure 1.  Zoning Map with Building Outlines 
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The intent of the DPMU district is to encourage infill development and redevelopment – 
providing a density that is between the Central Business District and the lower density 
neighborhoods surrounding it.  The zoning regulations are intended to “facilitate higher density 
development than the existing buildings within the district” (Wausau Municipal Code 
23.02.55(1)).  To this end, off-site parking lots are not permitted by right within the district.  
(They can, however, potentially be allowed through the conditional use process.) 

Urban Form 
In Figure 1 above, the building footprints shown in gray display different patterns of 
development east and west of 3rd Street.   East of 3rd Street, the lot coverage of the existing 
buildings is what is to be expected in a downtown periphery district, with numerous buildings 
mostly filling out the city blocks. The largest space east of 3rd Street with no building coverage is 
Yawkey Park.   

On the west side of 3rd Street, however, the pattern of development is much sparser.  What 
used to be finer grain development (i.e., smaller, more numerous structures) was demolished 
mostly for surface parking.  Of the roughly six-block area west of 3rd Street, more than three full 
city blocks contain only surface parking lots and no buildings. This is not a density that is 
congruent with a downtown district.   

Figure 2 below (from Wausau Municipal Code 23.02.04) shows how the zoning districts relate 
to a desired urban form.  The DPMU district (shown in light purple) is listed under the General 
Urban and Urban Center zones.  These zones show smaller-scale buildings close together with 
little area devoted exclusively to parking.  Again, this resembles the existing urban fabric east of 
3rd Street but not west of 3rd Street.   

              Figure 2.  Form-based Zones 
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Historic Preservation  

The subject parcel, 404 Franklin Street, is not currently listed as a historic landmark, nor is it 
located within a historic district.  It is, however, bordered on three sides by two different local 
historic districts – Andrew Warren and the Downtown Historic District.  It is also located directly 
south of the Cyrus Yawkey House, which is a local and national historic landmark.  Figure 3 
below is a map of historic features in the area, over an aerial photo from 1958.   

It is not known why the subject property was excluded from a historic district, particularly the 
Andrew Warren district, which encompasses the rest of the block.  The building was 
constructed in 1955, which would have been later than other structures in the district; perhaps 
when the historic district was created the building was not deemed to be old enough.  Its 
current age of almost 70 years could potentially make it eligible for historic consideration.  

The property is inventoried at the Wisconsin Historical Society.  They list the historical name as 
“First Church Christ, Scientist” and the architectural style as Colonial Revival/Georgian Revival.   

      Figure3.  Historic Districts and Landmarks 

 

 

Criteria for Approval 

Section 23.10.45(f) of the zoning code outlines the criteria for approval of a Planned Unit 
Development (PUD).  It states that in its review of an application for a PUD the plan commission 
shall make findings with respect to ten criteria (below).  Some of the criteria pertain more to 
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establishment of a new PUD, while others relate to the specific implementation plans, which 
would come in a subsequent step; the current action is to consider an amendment to an 
existing PUD’s general development plan.   
 

1. The proposed Planned Unit Development project is consistent with the overall 
purpose and intent of this title.  

2. The proposed Planned Unit Development project is consistent with the City's 
Comprehensive Plan and other area plans. (It is the responsibility of the City to 
determine such consistency.)  

3. The proposed Planned Unit Development project would maintain the desired 
relationships between land uses, land use densities and intensities, and land use 
impacts in the environs of the subject site.  

4. Adequate public infrastructure is or will be available to accommodate the range of 
uses being proposed for the Planned Unit Development project, including but not 
limited to public sewer and water and public roads.  

5. The proposed Planned Unit Development project will incorporate appropriate and 
adequate buffers and transitions between areas of different land uses and 
development densities/intensities.  

6. The proposed Planned Unit Development project design does not detract from areas 
of natural beauty surrounding the site.  

7. The proposed architecture and character of the proposed Planned Unit  
Development project is compatible with adjacent/nearby development.  

8. The proposed Planned Unit Development project will positively contribute to  
and not detract from the physical appearance and functional arrangement of 
development in the area.  

9. The proposed Planned Unit Development project will produce significant benefits in 
terms of environmental design and significant alternative approaches to addressing 
development performance that relate to and more than compensate for any 
requested exceptions/base standard modifications variation of any standard or 
regulation of this title.  

10. For Planned Unit Development projects that are proposed to be developed in  
phases, the applicant can provide a timeline for development and can demonstrate 
that the project would be successful even if all phases were not or could not be 
completed. 

 
As it relates to criterion #2, the city’s comprehensive plans speaks to the desirability of infill 
development and redevelopment.  It also mentions a pedestrian-oriented downtown.  
Demolishing an existing structure for automobile parking seems to run counter to both of these 
objectives.   
 
The land use characteristics noted in criterion #3 above, as well as the development character 
in #7 and #8, would also seem to be impacted by the introduction of a new off-site parking lot.  
As noted previously, the existing grain of development east of 3rd Street is more in line with 
what a downtown periphery district should be, especially compared to the development 
pattern west of 3rd Street which is dominated by surface parking.   
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Recommendations 
 
Staff does not recommend in favor of the proposed parking lot at 404 Franklin Street to replace 
the existing structure due to the considerations noted above.  The petitioners should consider 
alternatives if they feel additional parking at the Y/Landing is needed.  The alternatives could be 
a combination of the following: 

- Explore more shared parking opportunities with nearby properties that already have an 
abundance of surface parking.   

- Work with city engineering to add more on-street parking in the area, such as on 
McIndoe Street.   

- Develop a long-term plan for the overall facility that could include reorganizing indoor 
spaces, reutilizing the existing structure at 404 Franklin Street, and/or incorporating 
parking into a new building west of 3rd Street.   

 



q:\11200-11299\11230 - ghidorzi - ymca additional parking field - 404 franklin street - wausau\regulatory review\local\gdp\11230 gdp-narrative.docx 

January 22, 2024 
 
 

Project Description and Narrative 
Attn: City of Wausau - Planning & Zoning 

 
 
 

 
 

Subject: 
  General Development Plan Submittal 
  Project: Woodson YMCA Landing Expansion 
  Location: 404 Franklin Street 
   
Introduction: 
In a strong and unique partnership with the Woodson YMCA in Wausau, The Landing is an activity 
center for the 55-plus community that extends far beyond offering day trips to parks and providing 
rooms for folks to play games and eat snacks. We are creating community for north central Wisconsin. 
 
As medical studies find a continued decline in the overall health and well-being of Americans, we need 
to provide meaningful quality of life opportunities for our 55-plus population. The Landing counters the 
national decline by providing a positive, community-oriented center for Wausau’s 55 + population to 
gather. Since The Landing first opened its doors in 2019, the YMCA’s membership in the 55-and-older 
age group has more than tripled. As enrollment continues to increase and participation rapidly rises, 
we know that in order to continue to meet the needs of Wausau’s growing 55-plus population, we 
must consider the opportunity ahead to expand our current campus and better serve our community. 
 
Strategic Plan: 
As a result of The Landing’s Strategic Plan, it was determined that an expansion of its current facility 
was necessary in order to meet the needs of a rapidly growing 55+ population in The Landing. In 
October 2023, 3,824 members registered for 215 programs different programs. The rapid growth 
demonstrates the overwhelming need that The Landing Activity Center is providing for our community. 
This rapid growth has led to the following challenges and barriers that we have identified through our 
strategic plan: 

● Lack of quality parking for our vulnerable senior population 
● Noise concerns during programs due to space constraints 
● Improved kitchen needs for food prep and programming 
● More program & socialization space 
● Better office space & layout 

 
Additional spaces will allow programming and socializing to exist in the building simultaneously and 
meet the need of our fasted growing population. Expanded kitchen space will allow for more meals to 
be offered, helping to address food insecurity among this population. Improved office space and layout 
will aid in productivity and help ensure Landing needs are successfully met. Finally, there is a clear 
need to expand physical space with a dedicated entrance – including dedicated parking – to ensure the 
safety of our seniors. The Landing is utilized by community members 55 and older, so having adequate 
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parking directly adjacent to the entry is imperative to the operational goals and pedestrian safety of 
the facility.  
 
Data comparisons: 
Below is data comparison supporting the needs for expansion.  The Landing opened in October of 
2019. 
 
Total 55 plus/Landing Members: 

• September 2019 (prior to The Landing opening) 1,660 
• December 2021    3,588 
• December 2023    5,523   

 
Description of the proposed Planned Development: 
Creation of a dedicated entrance on the east side of the building with dedicated parking for our 55+ 
population directly across from the entrance for ease of access.  Added and separated socialization and 
programming space, a commercial kitchen for improved food service needs and improved location and 
space of offices for increased staffing needs are all key elements to The Landing’s planned expansion 
and development. 
 
As The Landing continues to meet and exceed needs of our senior population by bringing more senior 
population to the downtown area, the need for improved and increased parking for this vulnerable 
population becomes a critical. The specific focus of this proposed lot is to serve those utilizing the re-
located entry to the Landings, which will be directly across 4th Street from the new lot.  
 
The proposed development consists of the demolition of our existing building on site (404 Franklin St.) 
and the construction of an additional parking lot to serve The Landing patrons. The additional parking 
is to align with the expansion of The Landing as overall parking availability is currently at capacity.  
 
The parcel is currently zoned Planned Unit Development (PUD). As The Landing expands its operations, 
the increased parking need has potential to increase congestion on streets and disrupt pedestrian 
circulation. The designed lot counters both items as it allocates more off-street parking and funnels 
pedestrian foot traffic to a single crossing point on 4th Street. Therefore, the proposed use aligns with 
the defined purpose of the PUD district within the City of Wausau.   
 
With a planned pervious/greenspace area making up 25 percent of the overall parcel, esthetics and 
overall environmental design measures are to be taken to ensure the planned development aligns with 
the intent of the City of Wausau’s PUD district guidelines. A conceptual landscape plan has been 
included within the GDP packet that outlines these measures. 
 
Conclusion: 
Having adequate space for members to socialize and participate in our programs is central to what we 
offer; ensuring the space is large enough, safely accessible, and properly programmable, is paramount 
to our success. The Landing’s expansion plan will ensure it meets the needs of the community of 
Wausau today and into the future providing health and wellness, socialization and continued learning 
for all who participate. 
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Jonathan Smith <contactjonathansmith@gmail.com> 

To: Jean Frankel <jean.frankel@ci.wausau.wi.us>; Dawn Herbst <Dawn.Herbst@ci.wausau.wi.us>; Eric Lindman

Subject: RE: [EXTERNAL] 409 Franklin St: Strong Towns do NOT demolish buildings for parking

<Eric.Lindman@ci.wausau.wi.us>; Sarah Watson <Sarah.Watson@ci.wausau.wi.us> 

Sent: Saturday, 2/10/24 9:16 PM 

 Parking Lots Eat American Cities
 Land Value for Acre (HINT: parking lots  = low land value)
 Parking Reform Networks' Open Parking Map (what I used to generate the picture attached)
 Article on Old Buildings and their value

Dear city leaders and elected officials, 

"The twin gods of Smooth Traffic and Ample Parking have turned our downtowns into places that are easy to get to, but not worth arriving at." - 
Jeff Speck, urban designer and author of Walkable City. 

When considering making decisions such as this one, please consider: will this decision enhance our communities' quality 
of life? If that is our cities' mission, and our vision is a fun, vibrant, and highly connected community, then Wausau will 
never destroy another building for more parking downtown. But why would that be the case?  

Density, not parking, is the key to a strong downtown: The strength in a downtown is its proximity to other buildings and 
the people that live, work, and visit them. The strength of a downtown is not free parking in front of every business. In fact, 
it's quite the opposite. When parking in front of or right next to the place you want to go downtown is prioritized above all 
else, it weakens the ties to everything around it. It lengthens the distance between each thing worth walking to, leading to less 
sales, less tax revenue, and less interest in downtown. 

Finance: A parking lot, especially a surface parking lot, is the least efficient use of land. It generates little to no tax 
revenue, while taking up precious downtown space and being connected to all the downtown utilities that are run by its 
neighbors. Literally anything, including keeping the building vacant and taxing the owners, is better than a parking lot from a 
fiscal perspective. 

Climate, Culture, and Entrepreneurship: Old buildings are key for new ideas. When downtowns have older buildings, 
and they are flexible about their use and zoning, new ideas flourish. Without old buildings, development of anything new 
becomes significantly harder if not impossible. “Cities need old buildings so badly it is probably impossible for vigorous 
streets and districts to grow without them. By old buildings I mean not museum-piece old buildings, not old buildings in an 
excellent and expensive state of rehabilitation—although these make fine ingredients—but also a good lot of plain, ordinary, 
low-value old buildings, including some rundown old buildings.” -Jane Jacobs, The Death and Life of Great American Cities  

Accessibility: If folks of various physical abilities are to be prioritized, there should be more focus on investing in 
transportation and walking and biking infrastructure. 25% of folks in Marathon County do not have their drivers' license, 
yet most of our transportation infrastructure is catered to drivers. Thankfully, the YMCA designed their current parking lot 
with some accessibility in mind (especially those arriving via car). Their drop off is perfect for making their main entrance 
accessible to folks who cannot walk long distances to get to it and are arriving via car. 

Other Information/Ideas that might help  
Parking Statistics: According to the Towers Area Plan in 2019, there are 3,626 spaces available downtown, and at peak times 
there are still 500-600 spots available at peak times. Most of the time, there are many more spots available. 

I've attached a picture of what the land use looks like surrounding the YMCA. The areas in red are surface parking lots. 
It is an astounding amount. 

Articles: 
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Thank you for reading and considering my point of view. I wish I could attend the public hearing, but I work at that time. 
Jonathan Smith 

Jonathan Smith 
Click to Schedule an appointment immediately 
Phone: 715-297-1873 





Subject: 400 Block of Franklin & McIndoe, Wausau,  WI 
Proposal  :  To re~think the proposed demolition of 404 Franklin 

The Woodson YMCA would like to demolish the property of  404 Franklin Street, and create a 
parking lot. 

 🏛     For 60 years, this was the Christian Science Church 
 Colonial Revival / Georgian Revival 

 The Woodson YMCA’s proposal to demolish this property is short-sighted 
 ~ The YMCA says it needs more parking space for their 55+ Members  because of continued growth, and 
plans of further expansion 
 ~ There are currently 10 parking spots on the 404 Franklin Street lot 
 ~ If this building is demolished, we will gain another 19 parking spots. 
 Questions To Consider : 
 1. Are 19 additional parking spots ~ worth the price of demolition? The building to be demolished is 
in pristine condition, with quality woodwork and other materials.

 Built: 1953, 

 and considerable expense concerning architectural elements & design throughout 



 2. If these 19 parking spots are unmonitored ( like  the Woodson YMCA  parking lots B&C,
before the front entrance ) ~ will this parking lot actually serve the people it’s created
for  ?



 Other people will park here, if unmonitored 

 ( 🤩 free city parking ) 

 3. Because the YMCA and The Landing ( 55+) are growing, will this tiny proposed
 parking lot ~ be but a temporary solution  ?

 4. Does this not reveal that people are looking for gathering places ~ to meet, talk, work
 out, do yoga, get massaged, play racket ball, etc.. . and have a safe place for their
 children to play ?

 5. Should we not look ahead, further into the  future  ..  .  ?

🤔Would the near west side where Footlocker is, be  an idea; ...a prime location, as it’s facing the 
Wisconsin River and the developing Riverside  district 

🏛 🏛🏛 🏛🏛 🏛🏛 🏛🏛 🏛🏛 🏛🏛 🏛🏛 🏛🏛 🏛🏛 🏛🏛 🏛🏛 🏛🏛 🏛🏛 🏛🏛 🏛🏛 

Points to consider : 
1)  Are we going to destroy a good quality building ( it’s materials unmatched by any

current YMCA facility )  ~ for an additional 19 unmonitored parking spots, while
the YMCA and its Landing continue  to grow, needing to further expand  ?

2)  Is the price paid ($ 570,000 ), the cost of demolition, landscaping, lighting,
drainage & all other engineering costs  ~ worth the demolition of this well
maintained, high quality building for just 19 additional parking spots  ?

Currently, Wausau has an overflow of surface lot parking... all the way from Whitewater  Music Hall 
to WOW 

1. Is this not a huge waste of prime real-estate for the city of Wausau ?

2. What is our thinking, by making even more surface lot parking ?

3. And, on this first block of the historic Andrew Warren District ?

 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛  

 Is this an allegory of our time; where a House of Worship, gets bought by a generous  donor 
who gifts this building ( Colonial Revival/Georgian Revival ) to the YMCA, who then  decide 
to demolish this $570,000 House of Worship, and create an asphalt parking lot ~  resplendent 
with blaring lights, and for a select, growing membership. 

 😳     It’s interesting that a leading non-profit organization ( whose mission it is to put Christian  
principles into practice ) would want to demolish the gift of a House of Worship, then cover this l and 
with an asphalt parking lot. 



So, looking at the 400 block in question: 
The proposed parking lot ~ is bound by two properties listed on the National Register of  Historical places : 
The Yawkey House, it’s Carriage House, Pagoda and gardens   ( a National  Landmark ), and The Hurley 
House. 

 The proposed asphalt parking lot with a vinyl fence would border these beautiful gardens &  carriage house 



The Lee Yawkey House / Historic Landmark   Constructed: 
1900 - 1901

The proposed parking lot with its prefab vinyl 
fence, would so closely border this house ( listed i 
n the National Register of Historic Places as  
Pivotal  & Architecturally Significant  ) ~ there’d be  
no space for even a child to walk around this 
building. 

Space for standing & walking, the use of ladders, 
and sometimes scaffolding ~ is needed for  
repairing, cleaning, painting, clearing gutters, and 
washing the windows of this three story  Queen 
Anne house . 

 The Hurley House, Constructed: 1899  ~ on the SE corner 
of this 400 block 

 The garden fence, designed for a small relaxing space ~ is to be replaced with the prefab vinyl  
fence for this new parking lot. 



Questions To Consider: 
1)  How can an asphalt parking lot, with its bright lights ~  not  degrade the integrity and 

cohesiveness of this historical block?
2)  How can an asphalt parking lot with a prefab vinyl fence, snuggly sidled up to a

 rose&cream, three story Queen Anne house ~  not  detract  .. . & appear less appealing ?
3) and with this charming view? 

🏛 🏛🏛 🏛🏛 🏛🏛 🏛🏛 🏛🏛 🏛🏛 🏛🏛 🏛🏛 🏛🏛 🏛🏛 🏛🏛 🏛🏛 🏛🏛 🏛🏛 🏛🏛 

The 400 block of Franklin & McIndoe: the beginning of the Andrew Warren  Historic District 

 🔑 Key : 
 ●  A 

 ●  A 

 20 buildings are pivotal ( in black );
 major landmark with a high level of architectural or historic significance
 36 buildings are contributing structures ( in gray );
 structure with some architectural or historic significance



 1. Four of this block’s five buildings, are registered with the National Register of Historic
 Places 

 2. Surrounding & within a one minute walk are six Pivotal-Historical buildings in the district

 Here’s 🕵 a close up : 



 Here are two more examples : 

 Underwood ~ Hagge House, 507 McIndoe Street, 
Constructed: 1894 



 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 

🌳🌳🌳🌳🌳🌳🌳🌳🌳🌳🌳🌳🌳🌳🌳🌳🌳🌳🌳🌳🌳🌳🌳🌳🌳🌳🌳🌳🌳🌳🌳🌳  

 This small, unique block... 

 with its historical~architectural treasures and 
garden, 

 loved by many ( local & tourist ) 



  ~ would be changed, if a 1/4 of the block were to become a noisy asphalt parking lot, busy with  people, 
cars milling in and out. .. 

 This small block’s integrity, and historical - architectural cohesiveness would be broken. 

🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛 🏛  

 and a quiet place of beauty, 
reflection & remembrance 



 ~ And finally, 

 🤓 What about this, doesn’t say Yoga / Meditation Studio ~ with private studio  spaces 
for Massage, and other quiet modalities already offered by the YMCA ? 

 🤔 Perhaps it’s time for the YMCA to have a noise free facility ~ for the quieter 
 arts 

 ~ with state of the art wood floors, lighting, high ceilings, & large windows with  
light streaming through...



 ~perhaps a closet for yoga matts & 
supply’s 

 with private studio spaces for massage or other offerings 

 Upon a block with tranquil gardens, a 
fountain, vine covered Pagoda, a 
Carriage  house, our city’s landmark 
Yawkey House and a neighboring 
historic house 

 https://youtu.be/VJ6xUm6EHqQ?
si=SPZ6k2IAAQlD0R1u 

 ( For a treat, press the blue above, then click  
‘ Open Link ‘  and view ) 
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STAFF REPORT 

To: Plan Commission 

Prepared By: Brad Lenz  

Date: February 13, 2024 

REQUESTED ACTION:  

Approve Planned Unit Development (PUD) for 

 1327-1371 8th Avenue and 706 Flieth Street 
 

 
APPLICANT: 
 

 
Kolbe & Kolbe Millwork Co., Inc. 

EXISTING ZONING: Single-family Residential-3 (SR-3); Two-Flat Residential-10 (TF-10); 
and Neighborhood Mixed Use (NMU) 
 

EXISTING LAND USE: Mix of surface parking, vacant lots, and single-family structures 

SIZE OF PARCELS: 3.6 acres (total) 

REQUESTED ZONING: Planned Unit Development (PUD) 
 

PURPOSE: Allow for a multi-family residential development of 108 residential 
units with associated parking    

COMPREHENSIVE PLAN: Future land use map = Urban Residential; 
Goal of encouraging a variety of housing types throughout the city   

OTHER PLANS: Strategic Plan – Continue to collaborate with businesses to create 
new housing; 
Wausau Metropolitan Area Housing Assessment 2022 – Pursue new 
construction of housing of all types and prices 

 
BACKGROUND INFORMATION: 
 
Kolbe is looking to construct a multi-family housing development on the east side of 8th Avenue, 
across the street from their main manufacturing plant.  The parcels are already owned by Kolbe 
and used in variety of ways – mostly as surface parking.  The area under consideration also 
contains some vacant parcels and a couple of residential structures.  The current zoning of the 
area ranges from mixed-use (commercial and residential) to single-family residential.  Kolbe’s 
manufacturing plant across the street is zoned Medium Industrial (MI).    
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The General Development Plan shown in the packet calls for 108 total units with associated 
parking.  As noted in the application, the purpose is to create cost-effective workforce housing.  
 
Please see the attachments for additional information.  The petitioners also noted to staff that 
a neighborhood meeting was held in December to inform and seek feedback on the project; 
they reported that the reception was positive.   
 
CRITERIA FOR APPROVAL 
 
Section 23.10.45(f) of the zoning code outlines the criteria for approval of a Planned Unit 
Development (PUD).  It states that in its review of an application for a PUD the plan commission 
shall make findings with respect to the ten criteria (below).  Staff comments follow each of the 
criteria. 
 

1. The proposed Planned Unit Development project is consistent with the overall 
purpose and intent of this title.  

 
Planned Unit Development zoning is intended to be used in developments 
conceived and implemented as comprehensive and cohesive unified projects.  
The proposed project would contain multiple buildings, including a community 
center, that would function together as a single development.   
 
The district offers flexibility in zoning requirements in exchange for improved 
environmental design.  It is unclear at this time which standards the petitioners 
would need to flex, other than number of buildings per lot.  The exact benefits of 
the designs would also need to be expounded upon in the specific 
implementation plans.   

 
2. The proposed Planned Unit Development project is consistent with the City's 

Comprehensive Plan and other area plans. (It is the responsibility of the City to 
determine such consistency.)  

 
As noted above, the proposed housing development seems to align with a 
number of City plans, including the Strategic Plan and the Wausau Metropolitan 
Area Housing Assessment, in addition to the Comprehensive Plan.    
 

3. The proposed Planned Unit Development project would maintain the desired 
relationships between land uses, land use densities and intensities, and land use 
impacts in the environs of the subject site.  

 
The future land use map in the City’s Comprehensive Plan shows this area 
designated as Urban Residential.  This form of development not only includes 
single-family homes, but a variety of “missing middle” and denser housing types.   

 
The proposed development can also be seen as a step-down or transition zone 
between the more intense medium industrial zoning to the west and the single-
family zoning to the east.    
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4. Adequate public infrastructure is or will be available to accommodate the range of 

uses being proposed for the Planned Unit Development project, including but not 
limited to public sewer and water and public roads.  

 
Adequate public infrastructure and facilities are available to serve this infill site.   

 
5. The proposed Planned Unit Development project will incorporate appropriate and 

adequate buffers and transitions between areas of different land uses and 
development densities/intensities.  

 
The apartment buildings will be oriented towards 8th Avenue, with parking and a 
green buffer nearest the neighbors on the back side (i.e., those facing Park 
Boulevard).  The back of the garage would be towards the neighbors to the east.  
Buffering is not necessarily required between land uses that are both residential. 

 
6. The proposed Planned Unit Development project design does not detract from 

areas of natural beauty surrounding the site.  
 

The project is an infill site and is not adjacent to any truly natural areas.  The 
developers should seek to maintain the mature trees on the site, per landscaping 
requirements of the zoning code.   

 
7. The proposed architecture and character of the proposed Planned Unit  

Development project is compatible with adjacent/nearby development.  
 

The proposed 3-story buildings are relatively in line with the surrounding area, 
which contains some 2-story homes.  The massing of the apartments is much 
smaller than the existing industrial buildings across the street.   
 
The development is broken up into multiple, smaller buildings, which helps 
reduce the grain of the project overall.  The buildings themselves also use 
recesses and projections (in addition to material and color changes) to break up 
longer expanses of the facades.  More details will be provided in the specific 
implementation plans.   

 
8. The proposed Planned Unit Development project will positively contribute to  

and not detract from the physical appearance and functional arrangement of 
development in the area.  

 
As noted above, the proposed project would provide a transition, in both scale 
and land use intensity, from the industrial facility to the west and the single-
family neighborhood to the east.   
 
The apartment buildings being oriented toward the street (8th Avenue) would 
help activate the public street while minimizing the impact of large surface 
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parking lots (and garages) to the general public.  Adequate off-street parking is 
being provided in the development.  

 
9. The proposed Planned Unit Development project will produce significant benefits 

in terms of environmental design and significant alternative approaches to 
addressing development performance that relate to and more than compensate 
for any requested exceptions/base standard modifications variation of any 
standard or regulation of this title.  
 

The project overall would produce a greater number of units than could 
otherwise be accomplished on the existing lots under the current zoning.  The 
multi-family nature of the development helps reduce costs on a per unit basis, 
which is then passed on to consumers.   
 
The parking area, which is planned for the entire development (rather than for 
individual buildings), makes efficient use of space, allowing for more green space 
around the perimeter of the development.   
 
Additional benefits of the design (and exceptions to zoning standards) would be 
determined in the specific implementation plans.   
 

10. For Planned Unit Development projects that are proposed to be developed in  
phases, the applicant can provide a timeline for development and can 
demonstrate that the project would be successful even if all phases were not or 
could not be completed. 

 
The developers have not indicated a phasing plan for the development.  The 
proposed project would contain multiple buildings that could be developed at 
once or in phases.  Currently, the area is largely vacant, so any infilling of the 
blank spaces would generally be positive.   

 
The petitioners are seeking approval of the general development plan at this time.  Specific 
implementation plans with more details would need to be reviewed by the Plan Commission at 
a later date.   
 
STAFF RECOMMENDATION  
Staff recommends approval of the zoning change to Planned Unit Development and approval of 
the general development plan.   

COMMITTEE ACTION 
Plan Commission may recommend approval or denial. The request will then proceed to 
Common Council for final consideration.  

 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

Justification for rezoning: 
The Wausau area has a lack of housing that is cost-effective for the workforce of many area employers. 
Although several apartment complexes have either been built or approved to be built, the rents of those 
units are too high for the average Wausau resident. As such, it is difficult for area employers, Kolbe 
included, to attract new workers to the area. While we are fortunate to have employees commute up to 
an hour to work for us, some will not drive that far, and they cannot join our company because housing 
costs would be too high in Wausau. The rezoning of these properties on Kolbe’s campus would allow the 
offering of quality, cost-effective housing while living on the average Wausau salary. 
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Agenda Item No. 
2 

STAFF REPORT TO CISM COMMITTEE – February 8, 2024 

AGENDA ITEM 

Discussion and possible action on Final Plat for Vistas at Greenwood Hills First Addition and 
associated easement document 

BACKGROUND 

A preliminary plat was submitted and approved by CISM and Council.  

The final plat and associated easement documents are attached.  

The final plat application is also attached for reference.   

A developer’s agreement will be executed by the Mayor before final plat is signed by the 
Mayor.   

FISCAL IMPACT 

Future building lots for tax base.   

STAFF RECOMMENDATION 

Staff recommends approving the final plat.     

Staff contact:  Allen Wesolowski  715-261-6762 





























































































































REGISTER OF DEEDS
MARATHON COUNTY, WISCONSIN
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There are no objections to this plat with respect to 
Secs. 236.15, 236.16, 236.20 and 236.21(1) and (2),
Wis. Stats. as provided by s. 236.12, Wis. Stats.

Certified __________________, 20_____

Department of Administration

                                     COUNTY TREASURER'S CERTIFICATE
State of Wisconsin)
                                      ss
Marathon County)

I, Connie Beyersdorff, being the duly elected, qualified, and acting Treasurer of the County of Marathon,
do hereby certify that the records in my office show no unredeemed tax sales and no unpaid taxes or
special assessments as of,

__________________________________________________________ , 20 _____,
affecting the lands included in the Plat of Vistas at Greenwood Hills First Addition.

Dated this___________________day  of________________________________ , 20 _____

______________________________________________________________________
Connie Beyersdorff, Treasurer, Marathon County

VISTAS AT GREENWOOD HILLS FIRST ADDITION

Surveyor's Certificate:
I, Nathan J. Wincentsen, Professional Land Surveyor S-2539, do hereby certify that;

That at the direction of _________________________________ and Vistas at Greenwood Hills Development Inc. as Owners, I have surveyed, mapped and divided
Lot 1, Lot 2 and Lot 3 of Certified Survey Map Number 19711 recorded as Document Number 1892101 located in part of the Southwest 1/4 of the Fractional Northwest
1/4 and part of the Southeast 1/4 of the Fractional Northwest 1/4 of Section 5, Township 28 North, Range 8 East, City of Wausau, Marathon County, Wisconsin, the
exterior boundaries of which are described as follows:

Commencing at the West 1/4 corner of said Section 5; Thence North 46°56'11" East, 44.72 feet to the intersection of the East right-of-way line of Hawthorne Lane and
the South right-of-way line of Osswald Road which is the point of beginning; Thence North 00°37'16" West along said East right-of-way line, 537.51 feet to the North
line of said Lot 2 of Certified Survey Map Number 19711; Thence North 68°28'27" East along said North line, 230.36 feet; Thence South 39°05'34" East along said
North line, 62.09 feet; Thence South 79°36'33" East along said North line, 110.07 feet to the North line of said Lot 3; Thence North 81°30'26" East along said North
line, 289.07 feet; Thence North 75°13'10" East along said North line, 558.35 feet; Thence South 87°53'56" East along said North line, 125.60 feet; Thence North
54°57'55" East along said North line, 206.28 feet to the East line of said Lot 3; Thence South 23°19'17" East along said East line and the East line of said Lot 1 of
Certified Survey Map Number 19711, 181.15 feet; Thence South 70°14'48" West along said East line, 68.87 feet; Thence South 19°18'59" East along said East line,
31.87 feet; Thence South 70°18'15" West along said East line, 90.10 feet; Thence South 13°29'59" West along said East line, 314.05 feet; Thence South 30°37'55"
West along said East line, 323.60 feet to the North right-of-way line of Osswald Road; Thence South 89°04'06" West along said North right-of-way line, 1170.64 feet to
the point of beginning.

That the above described parcel of land contains 854,339 square feet or 19.613 acres, more or less;

That said parcel is subject to all easements, restrictions and right-of-ways of record including a 15' wide utility easement, a 10' wide electric distribution easement per
Document Number 973477, a 15' wide recreation easement per Document Number 1410319 and a 30' wide utility easement per Document Number 1115119;

That I have fully complied with the provisions of Chapter 236 of the Statues of Wisconsin and the subdivision regulations of the City of Wausau in Surveying, Dividing
and Platting said parcel;

That said plat is a correct and representation of the exterior boundaries of the land surveyed and of the subdivision thereof made.

Dated this ___________ day of _________________________________ 20 ______,

____________________________________________________________________
Riverside Land Surveying, LLC
Nathan J. Wincentsen
WI P.L.S. S-2539

UTILITY EASEMENT PROVISIONS

An easement for electric, natural gas and communications service is hereby granted by:
________________________________   and Vistas at Greenwood Hills Development Inc., Grantor, to

Wisconsin Public Service Corporation, a Wisconsin corporation, Grantee, Charter Communications,
Grantee, Frontier Communications, Grantee and TDS Telecom, Grantee

their respective successors and assigns and any electric, natural gas and communications companies that
would service the lots within Vistas at Greenwood Hills First Addition, to construct, install, operate, repair,
maintain and replace from time to time, facilities used in connection with overhead and underground
transmission and distribution of electricity and electric energy, natural gas, telephone, internet and cable TV
facilities for such purposes as the same is now or may hereafter be used, all in, over, under, across, along
and upon the property shown within those areas on the plat designated as "Utility Easement" and the
property designated on the plat for streets and alleys, whether public or private, together with the right to
install service connections upon, across, within and beneath the surface of each lot to serve improvements,
thereon, or on adjacent lots; also the right to trim or cut down trees, brush and roots as may be reasonably
required incidental to the rights herein given, and the right to enter upon the subdivided property for all such
purposes. The Grantees agree to restore or cause to have restored, the property, as nearly as is reasonably
possible, to the condition existing prior to such entry by the Grantees or their agents. This restoration,
however, does not apply to the initial installation of said underground and/or above ground electric facilities,
natural gas facilities, or telephone and cable TV facilities or to any trees, brush or roots which may be
removed at any time pursuant to the rights herein granted. Structures shall not be placed over Grantees'
facilities or in, upon or over the property within the lines marked "Utility Easement" without the prior written
consent of Grantees. After installation of any such facilities, the grade of the subdivided property shall not be
altered by more than six inches without written consent of Grantees. This Utility Easement Provision does
not prevent or prohibit others from utilizing or crossing the Utility Easement as the Utility Easement(s) are
non-exclusive.

The grant of easement shall be binding upon and inure to the benefit of the heirs, successors and assigns of
all parties hereto.

COMMON COUNCIL APPROVAL CERTIFICATE:
Resolved, that the plat of Vistas at Greenwood Hills First Addition, _____________________________ and Vistas at Greenwood Hills Development Inc., Owners,
in the City of Wausau, is hereby approved by the Common Council of the City of Wausau. By the recording of this plat at the Marathon County Register of Deeds
office, the City of Wausau hereby releases any and all rights to the 60' wide utility easement described in Document Number 1115119 and a portion of the 15' wide
recreation easement described in Document Number 1410319 as shown hereon.

All conditions have been met as of the ________________________ day of _________________________________, 20 _____

Date ________________________________ Signed ___________________________________________________
                                                                                                                     Mayor

I hereby certify that the foregoing is true and correct copy of a resolution adopted by the Common Council of the City of Wausau.

Date: ______________________________     Signed _________________________________________________
                                                                                               Kaitlyn Bernarde, Wausau City Clerk

Owners Certificate of Dedication
Vistas at Greenwood Hills Development Inc., as owner, does hereby certify that we have caused the land described on this Plat to be
surveyed, divided, mapped and dedicated as represented on this Plat. Vistas at Greenwood Hills Development Inc., also certify that this
Plat is required by s.236.10 or 236.12 to be submitted to the following for approval:

City of Wausau
Wisconsin Department of Administration.

Witness the hand and seal of said owner this _____________day of __________________, 20____.
in presence of:

_____________________________________________
James E. Wanserski - President and Managing Member

State of Wisconsin)
                               ss
Marathon County)

Personally came before me this _______________ day of ____________________, 20____,
the above named James E. Wanserski, President and Managing Member of Vistas at Greenwood Hills Development Inc.
to me known to be the same person who executed the foregoing instrument and acknowledged the same.

__________________________________________________________________________________________
 Notary Public                                                                                                                   State of Wisconsin

MY COMMISSION EXPIRES _________________.

Corporate Owner's Certificate
_____________________________________ , a Limited Liability Company duly organized and existing under and by virtue of the laws of the State
of Wisconsin, as Owner, does hereby certify that said __________________________________, caused the land described on this Plat to be
surveyed, divided, mapped and dedicated as represented on this Plat. _____________________________, does further certify that this Plat is
required by s.236.10 or s.236.12 to be submitted to the following for approval:

City of Wausau
Wisconsin Department of Administration.

in witness whereof, the said _________________________________, has caused these presents to be signed by:

_____________________________________________
 James E. Wanserski - President and Managing Member

this ______________ day of ____________________________________, 20______

State of Wisconsin)
                                ss
Marathon County)

Personally came before me this __________ day of ____________________________, 20______

The above named James E. Wanserski, President and Managing Member of the above named __________________________ to me know to be
the person who executed the foregoing instrument, and acknowledge that they executed the foregoing instrument as such member as the deed of
said _________________________________________, by its authority.

________________________________________________________________________
Notary Public                                                                                        State of Wisconsin

My commission expires ___________________________.

Of Lot 1, Lot 2 and Lot 3 of Certified Survey Map Number 19711 recorded as Document Number 1892101 located in part of the Southwest 1/4 of the Fractional Northwest 1/4 and
 part of the Southeast 1/4 of the Fractional Northwest 1/4 of Section 5, Township 28 North, Range 8 East, City of Wausau, Marathon County, Wisconsin.

                                     CITY FINANCE DIRECTOR CERTIFICATE
State of Wisconsin)
                                      ss
Marathon County)

I, Maryanne Groat, being the duly appointed, qualified, and acting Financial Director of the City of Wausau,
do hereby certify that the records in my office show no unpaid taxes or special assessments as of,

__________ _______________________________________________ , 20______
affecting the lands included in the Plat of Vistas at Greenwood Hills First Addition

Dated this___________________day  of________________________________ , 20_____

______________________________________________________________________
    Maryanne Groat, Financial Director of the City of Wausau
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Agenda Item No. 
3 

STAFF REPORT TO CISM COMMITTEE – February 8, 2024 

AGENDA ITEM 

Discussion and possible action on Preliminary Plat for Green Tree Meadows 

BACKGROUND 

A preliminary plat has been submitted.  See attached. 

The location of the plat is east of 72nd Avenue, north of the existing Morgan Creek 
subdivision.  A location map is attached.    

The preliminary plat application is also attached for reference. 

FISCAL IMPACT 

Future building lots for tax base.   

STAFF RECOMMENDATION 

Staff recommends approving the preliminary plat.  Staff will work with the developer to develop a 
final plat and developer’s agreement.        

Staff contact:  Allen Wesolowski  715-261-6762 
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