
1. Approval of the Minutes from 11/2/2021.

2. Discussion and possible action on proposals received for the Westside Battery RFP

3. CLOSED SESSION pursuant to 19.85(1)(e) of the Wisconsin Statutes for deliberating or negotiating the purchase of public 

properties, the investing of public funds, or conducting other specified public business, whenever competitive or bargaining 

reasons require a closed session: Consideration of development proposals received for the Westside Battery RFP

4. RECONVENE into Open Session to Take Action on Closed Session Items, If Necessary

5. Adjourn

Other Distribution: Media, Alderpersons, Mayor, City Departments

This Notice was posted at City Hall and emailed to the Media on 11/5/21

This meeting is being held in person and/or via teleconfrerence (all public participants' phones will be muted during the meeting) by calling 1-408-418-9388. 

The Access Code is: 2485 950 9835   The Password is: jAsq6UhBM78

Members of the public who do not wish to appear in person may view the meeting live over the internet on the City of Wausau's YouTube Channel:

http://www.tinyurl.com/WAAMedia, live by cable TV, Channel 981, and a video is available in its entirety 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 shannon.graff@ci.wausau.wi.us with "PH&S 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. 

It is likely that members of, and a quorum of the Council and/or members of other committees of the Common Council of the City of Wausau will be in attendance at the above-

mentioned meeting to gather information.  No action will be taken by any such groups.

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

AGENDA ITEMS FOR CONSIDERATION (All items listed may be acted upon)

of a meeting of a City Board, Commission, Department, Committee, Agency, Corporation, Quasi-Municipal Corporation, or sub-unit thereof.

Meeting of: ECONOMIC DEVELOPMENT COMMITTEE                                             

Date/Time: Wednesday, November 10, 2021 at 5:15 p.m.

Location: City Hall, Council Chambers
Members: Tom Neal (C) , Lisa Rasmussen, Sarah Watson, Becky McElhaney and Tom Kilian
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MINUTES 
Economic Development Committee Meeting 

Date | time Tuesday, November 2, 2021, at 5:15 P.M. | Meeting called to order by Watson at 5:15 P.M. 

In Attendance 

Members Present:  Sarah Watson (Vice-Chair), Lisa Rasmussen, Becky McElhaney and Tom Kilian 

Member Absent:  Tom Neal (C) 

Others Present:  Mayor Rosenberg, Liz Brodek, Anne Jacobson, Tammy Stratz, Shannon Graff, Randy 

Fifrick, MaryAnne Groat, Chuck Ghidorzi, Trent Claybaugh, Jeff Stubbe, Mark Craig 

and Dave Eckman 
In accordance with Chapter 19, Wisc. Statutes, notice of this meeting was posted and sent to the Daily Herald in the proper manner. 

Agenda Item 1 | Approval of the Minutes from 10/5/2021 

Rasmussen motioned to approve minutes, seconded by Kilian. Motion carried 4-0  

Agenda Item 2 | Discussion and Possible Action on Appointment of City’s Poet Laureate 

Brodek presented the agenda item. Brodek explained the resolution came from the Arts Commission and 

needs to be approved by a standing committee to be officially adopted of which the E.D. Committee is the 

“parent committee” to the Arts Commission. Brodek commented that adopting a poet laureate for our city 

puts Wausau in an echelon of a dozen or fewer Wisconsin cities. 

Rasmussen moved to approve the appointment of the Poet Laureate, seconded by Kilian. Motion carried 4-0. 

Agenda 3 | Discussion and Possible Action on Blenker Phase III Fourth Amendment 

Brodek explained the amendment is to amend the commencement and completion date for the agreement. The 

most recent commencement date in May 2021 and December 2022 completion date. Brodek stated the 

developer is requesting more time due to supply chain issues and construction costs and is requesting a new 

commencement date of June 1, 2022 and December 31, 2024. 

Rasmussen moved to approve the new timeline, seconded by Kilian. Motion carried 4-0.  

Agenda Item 4 | Presentations, discussion, and possible action on responses to RFP for Westside 

Battery 

Brodek stated the city received two proposals in response to the RFP for the Westside Battery – Gorman & 

Company, LLC and W.O.Z. Brodek introduced Trent Claybaugh, Development Manager, from Gorman who 

presented their proposal first.  

Claybaugh described Gorman & Company’s proposal to build a 50-unit, high quality, affordable housing 

complex on the site. He explained Gorman would offer the City of Wausau $100,000 for the parcel contingent 

upon an environmental investigation. He projected the development would generate roughly $2.23 Mil of 

annual tax base for the city. Claybaugh explained 20% would be for income levels at 30% or lower AMI, 40% of 

units would be for 31-49% AMI and 40% from 50-59% AMI.  Claybaugh explained each unit would have at 

least one parking space underground and he has already been in contact with the adjacent property in case 

additional parking is needed. Claybaugh explained the breakdown of how the project would is estimated to be 

funded. He explained they are looking to apply for Neighborhood Investment Funds which could potentially 

cover the entire gap financing portion. 

Kilian asked how soon they would know about the Neighborhood Investment Funds. Claybaugh responded 

the application is due back 11/11/21 and the deadline for a response is early December. Kilian then asked if 

Gorman is hopeful those funds would cover the nearly $1.7 Mil in gap financing. Claybaugh responded that 

would be the best-case scenario and that is what they would request from the fund. Kilian responded, if they 

do not receive all the funds requested from the fund, how does Gorman plan to finance the remainder of the 
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gap. Claybaugh responded he envisioned the gap financing component would be to include a mixture of TIF, 

Home Investment loan and Wheda subordinate debt (allowed to borrow on a 1 to 10 basis). Kilian also asked if 

they anticipate any accessibility issues with the development being on a one-way street.   

Rasmussen suggested if there is a portion remaining that other sources of funds be looked at in conjunction 

with or instead of TID financing due to this being a tax credit project and by law property taxes are paid at a 

rate of about 30% of that of a market rate building would and there would not be sufficient new increment to 

pay off TID debt sufficiently for taxpayers. Rasmussen also recommends having a closed session to discuss 

these proposals further.  

Chuck Ghidorzi presented a proposal on behalf of Wausau Opportunity Zone (W.O.Z.). He provided poster 

visuals of the site with a four (4) story building and a poster visual with no building. He reminded the 

committee Wausau’s master plan targeted the river life and downtown areas as key elements to the 

community’s success. Ghidorzi explained the plan calls for a “sense of arrival”, initially planned for 

Washington and 1st Streets but suggested it could occur much sooner. Ghidorzi voiced the addition of 4-story 

building on this site would destroy the master plan vision and mentioned several potential issues with 

constructability of the site. Ghidorzi offered W.O.Z.’s proposal as an exchange of the site for an additional 

20,000 sq. ft. of land needed for the 78-foot street design on 3rd, Washington, Jackson, and 2nd Streets. He 

explained the mall land is currently assessed for $15/sq. ft., the cost to W.O.Z. has been $4.5 mil and the cost to 

the community has been $2.5 mil which equated to $22.43/sq. ft. to prep the pad for construction. He further 

stated the estimated value of land being exchanged is somewhere between $3-400k. Ghidorzi continued that 

the amendment to the purchase and development agreement proposed 95k sq. ft. of land for the street and the 

new design would increase it to about 121k sq. ft.  Ghidorzi explained W.O.Z. proposes to amend the 

amendment to the purchase contract and put the property on the tax rolls in 2022. He explained Westside 

Battery would be raised in 2022 at their cost, estimated to be $100-125k. W.O.Z. would put $50k down in good 

faith pending finalization of the land transfer and the final street design. 

Kilian commented the city is currently indebted to this property for about $390k. Kilian asked if W.O.Z. would 

be willing to pay the city $390k for the site. Ghidorzi responded their proposal speaks for itself and they feel 

the value of the exchange of land is equivalent to what the city has invested. Kilian expressed concern about 

the proposal and the master plan called for redevelopment rather than complete elimination of current 

development. Kilian also expressed concern regarding the financial piece of the proposal and said if W.O.Z. 

would be willing to pay the city $390k for the property he would potentially revisit his other concerns. 

Rasmussen commented the committee is not equipped to decide regarding the proposals presented. She stated 

Gorman’s rendering offers a quality product with the gateway appearance desired. Rasmussen discussed the 

concerns of building on the site but also mentioned the committee should focus on quality projects when 

presented. She continued that affordable housing and what is needed for the downtown is discussed often and 

what is needed is for people to live there or near there.  

Watson spoke in support of Gorman’s proposal due to the high demand for affordable housing. 

McElhaney spoke in support of Gorman’s proposal, but she did ask the tight timeline regarding submission of 

applications for tax credits.  

Claybaugh responded the site isn’t zoned for the density they’re proposing so they preemptively applied for a 

planned unit development. Plan commission would review the application at Plan Commission on 11/16/21 

and Common Council on 11/23/21. 

It was the will of the committee to reconvene on 11/10/21 to discuss the proposals presented further. 
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Agenda Item 5 | Update on Developments ▪ Riverfront Condo Project ▪ T-Wall ▪ Neighborhood Investment 

Program Fund 

Riverfront Condo Project:  

Brodek stated staff continues to work through a development agreement with Mitch Viegut and his team. 

There have been two meetings with them in the last week and a multistep process was developed to address 

soil contamination issues and engineering concerns. Brodek stated a meeting is scheduled for next week to 

hopefully wrap up the agreement.  

Rasmussen commented that it has always been known these sites have had contamination issues and asked if 

there was anything different about this site other than what is already known. Brodek responded there is 

nothing different with this site to her knowledge but said there appears to have been a misunderstanding 

between the city and developer regarding soil contamination and management and they’re now working 

through that.  

T-Wall: 

Brodek stated the city was approached by W.O.Z. to discuss a potential reorganization of projects that T-Wall 

is involved in, in Wausau. Ghidorzi stepped forward to explain the request and answer any questions.  

Ghidorzi provided an update on the progress of the downtown revitalization. He explained at the same time 

T-Wall expressed an interest in the Riverlife project, they also expressed interest in the mall project and 

immediately sent W.O.Z. a letter of intent to purchase block for an to have an option to purchase block 1. 

Ghidorzi explained the mall project has moved along much faster than expected and because of that, a strategy 

was discussed among W.O.Z., the Mayor’s office and team, and T-Wall to prioritize the mall site for 

construction in 2022 and Riverlife in 2024. Ghidorzi outlined many positives of reversing the timeline of the 

developments.  

Rasmussen expressed concern about the request due to the timelines agreed upon in the development 

agreement with T-Wall for the Riverlife project. She stated a representative from T-Wall needs to present in 

front of the committee and council to request a revision of the timeline promptly.  

McElhaney expressed frustration that the committee was not made aware of changes to development 

agreements sooner.  

Mayor Rosenberg addressed the committee and explained staff has been working tirelessly on this project and 

this is a unique opportunity to shift the focus to the now vacant mall area.   

MaryAnne Groat discussed TIF, assessed value and equalized value and how it affects to the mall.  

Rasmussen asked if it would be necessary to request an exemption due to the construction timeline. Groat 

responded it would be because if construction starts in 2022, the value would be lost. 

Kilian commented that certain discussions should not be held in backdoor sessions that the committee and the 

body is not involved in and when there are profound changes, he would like to hear about them a lot sooner.   

Neighborhood Investment Program Fund: 

Brodek explained that this fund is intended to assist local and tribal governments in significant 

transformational projects that help neighborhoods recover from the negative effects of Covid and provide long 

term benefits to the neighborhood. The projects must include a significant upfront investment to achieve those 

goals. Every applicant can submit for up to $15 mil. in funding. Brodek stated Wausau is applying for two 

grants through the fund to attempt to get some projects off TID funding. One request will be for $10.5 mil for 

the pedestrian bridge at the mall redevelopment and the other will be for $490k for the infrastructure under 
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the streets at the mall redevelopment site because roads cannot be funded but other infrastructure can be. 

After these two requests, there is a remaining amount of just under $4 mil. if needed. 

Kilian asked for more detail about its history and eligible activities and applications.  

Brodek said the program is run through the DOA and they intend to award up to $200 mil. dollars in grants to 

communities in throughout the U.S. The funds can be used for housing, childcare, and public improvements of 

which the pedestrian bridge and street project would fall under. The projects need to tie into the negative 

effects of the pandemic and Brodek said there’s a strong argument the mall closed at a pace much faster than 

expected and the project is in a qualified census tract which is another component of the grant.  

Groat explained these are ARPA funds the state received and the application period provided is a very short. 

Brodek said the application must be submitted by 11/11/21 and all funds must be expended by 12/31/24.    

Kilian expressed disappointment in the decision to request grant funding for public improvements when the 

money can be used for dire needs like housing and childcare.  

Brodek explained the mall projects are in queue right now and would otherwise be funded through other 

public dollars, likely through the city. The grant provides an opportunity to move these projects quickly and 

due to the short timeline, there wasn’t enough time to put together a multi-million-dollar project to use the 

grant funding for.  

Rasmussen asked if qualified projects for the grant need to be shovel ready. Brodek responded that a project 

that is shovel ready scores 5 points higher than any other category. 

Rasmussen spoke in support of requesting the funding for the mall redevelopment projects.  

Mayor Rosenberg commented that although the city itself does not have shovel ready projects ready for 

childcare there are other agencies in Wausau who do have projects ready and are applying for these grants as 

well.  

Agenda Item 6 | Adjourn 

Kilian motioned to adjourn, seconded by Rasmussen. Motion carried 4-0. Meeting adjourned at 6:50 P.M. 



Section 1 

Developer: Gorman & Company  

Address: 200 North Main Street, Oregon, WI 53575 

Phone: (414) 617-9997 

Email: tclaybaugh@gormanusa.com  

 

Section 2 

Gorman & Company, LLC is pleased to submit this response to the City of Wausau’s Request for 
Proposals (RFP) for the redevelopment of the former “Westside Battery” and “L&S Printing” sites 
at 415 South First Avenue on the City’s West Riverfront. We are proposing the construction of a 
50-unit affordable multifamily housing development on these two parcels. The property will offer 
several amenities including a community room, a fitness center, and 52 underground parking stalls.  

This site is located in Marathon County’s Census Tract 1, which has recorded a rental vacancy rate 
of 0% across nearly 1,000 total rental housing units for the last three years according to the United 
States Census Bureau’s American Community Survey (ACS). The ACS also revealed that 53.8% 
of rental households in this census tract are classified as being rent burdened according to HUD’s 
definition – spending more than 30% of their gross household income on housing-related expenses.  

The low rental vacancy rate and high concentration of rent-burdened households illustrate a need 
for affordable housing in this census tract. This new development on the Wisconsin River in close 
proximity to downtown will reinvigorate these formerly industrial parcels and will provide much-
needed quality affordable housing to the City of Wausau. If our proposal is chosen, we will apply 
for state and federal 4% low-income housing tax credits to finance a majority of our development.  

Gorman & Company is committed to achieving energy efficiency to the standards set forth by the 
Energy Efficiency and Sustainability category on WHEDA’s tax credit application. This requires 
our property to be built to the Wisconsin Green Built Home standard. Upon request, we can provide 
the City with a checklist that shows how we plan to reach this standard. Our property will be close 
to two bus stops that service three major routes. This will reduce our tenants’ reliance on their cars.  

Our development will contribute to the City’s strategic goal of placemaking. It will transform space 
that is now blighted and contaminated into an aesthetically pleasing place for Wausau residents to 
call home. The property will provide residents access to Wausau’s most important natural amenity 
– the Wisconsin River – and will dramatically improve the built environment of the neighborhood. 
Our plan is architecturally unique, creative in its use, and activates the street and public waterfront. 

 

 

 



 

Section 3 

Please see our preliminary site plan for the property drafted by Korb & Associates in Appendix I. 
At this time, we don’t have elevations available, but we will be designing in conjunction with the 
City’s approval process.   

 

Section 4 

Our property will stand four stories and boast stunning views of the Wisconsin River from several 
residential units and common spaces including the first-floor community room and fitness center. 
The structure’s footprint will maximize the use of the site. To use the site as efficiently as possible, 
we will offer underground parking to our residents to avoid the need for surface parking stalls. The 
green space between the building and the Wisconsin River will serve as a common green space for 
residents that will include amenities such as picnic tables, community grills, and a tot lot for kids.  

 

Section 5 

Gorman & Company offers the City of Wausau $100,000 for this redevelopment site. Our offer is 
contingent upon the project being awarded a competitive tax credit allocation and an investigation 
into the costs required to clear the existing structures and to remediate any contaminated soil. We 
are committed to working with the City to identify and apply for grants to finance these activities.  

 

Section 6 

The estimated cost of this redevelopment project is $14,450,000. This figure is consistent with the 
19.4% increase in building material prices during the 12 months prior to August 2021. Please read 
a short article written by economist David Logan with the National Association of Home Builders 
(NAHB) about these increasing prices since the onset of the COVID-19 pandemic in Appendix II.  

Given the property’s expected first-year Net Operating Income (NOI) of almost $157,000 per year, 
we anticipate it to achieve a valuation of over $2,230,000 – a significant taxable value to the City.  

We expect the schedule of milestones for our proposed development to follow the timeline below:  

Milestone Timeline 
Submit RFP Proposal 10/14/2021 
Receive Response from City  11/2/2021 – 11/9/2021 
Submit LIHTC Application  12/10/2021 
Receive LIHTC Allocation 4/30/2022 
Coordinate Sources / Design / Approvals 5/1/2022 – 11/30/2022 
Close on Financing 3/31/2023 
Construction 4/1/2023 – 6/30/2024 
Certificate of Occupancy 6/30/2024 



 

Section 7 

Please see our corporate resume that includes brief biographies of key figures from our executive, 
development, construction, architectural, and property management teams, as well as a description 
of our company and profiles of our other successful urban redevelopment projects in Appendix III.  

 

Section 8 

Gorman & Company’s proposed redevelopment of this site will require financial assistance from 
the City. The sources required to finance this proposed redevelopment of the site will be as follows:  

Source Amount 
Federal Tax Credit Equity $6,032,000 
State Tax Credit Equity $2,920,000 
Permanent Loan $2,290,000 
Housing Trust Fund  $500,000 
FHLB Chicago Affordable Housing Fund  $750,000 
Deferred Developer Fee $32,000 
Gap Financing $1,726,000 
Total Development Cost $14,250,000 

 
The permanent loan amount state above assumes that we will receive eight project-based vouchers 
(PBVs). Please note that the gap financing line item will entail some type of city participation: tax 
increment financing (TIF), HOME funds, and/or ARPA funds.  

 

Unit Mix  

Unit Size Income Band Number of Units Monthly Rent 
1-Bedroom 30 % AMI 2 $375.00 
2-Bedroom 30 % AMI 6 $452.00 
3-Bedroom 30 % AMI 2 $523.00 
1-Bedroom 50% AMI 7 $673.00 
2-Bedroom 50% AMI 10 $809.00 
3-Bedroom 50% AMI 7 $936.00 
1-Bedroom 60% AMI 7 $822.00 
2-Bedroom 60% AMI 8 $988.00 
3-Bedroom 60% AMI 1 $1142.00 

 

 
































































































































































































