
*** 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 

Tuesday, May 18, 2021 at 5:00 pm.

City Hall (407 Grant Street, Wausau WI 54403) - COMMON COUNCIL CHAMBERS

Katie Rosenberg (C), Eric Lindman, Pat Peckham, Tom Neal, Bruce Bohlken, Andrew 

Brueggeman, George Bornemann

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

1. Approve the minutes of the April 29, 2021 meeting.

2. PUBLIC HEARING: Discussion and possible action on approving a conditional use at 360/372 

Grand Avenue to allow for institutional residential land use which includes a homeless shelter, in a 

UMU, Urban Mixed-Use Zoning District. (Catholic Charities of the Diocese of La Crosse, Inc.)

3. PUBLIC HEARING: Discussion and possible action on rezoning 510 South 32nd Avenue/3205 

Seymour Lane from I, Institutional Zoning District, to SR-2, Single Family Residential-2 Zoning 

District. (City of Wausau)

4. Discussion and possible action on approving a conditional use at 1900 Townline Road to allow for 

cultivation, in a SR-2, Single Family Residential-2 Zoning District. (Townline CTH-N LLC)

5. Discussion and possible action on approving a conditional use at 2130 Northwestern Avenue to 

allow for cultivation, in a SR-2, Single Family Residential-2 Zoning District. (NWA Holdings LLC)

6. Discussion and possible action on approving the Specific Implementation Plan at 617 & 621 Forest 

Street to allow for office space, vehicle sales and parking lot. (AOK Property LLC)

7. Discussion and possible action on amending the Specific Implementation Plan at 1140 West 

Bridge Street to allow for skills training, in a PUD, Planned Unit Development Zoning District. 

(Bridge Street Mission)

8. Discussion and possible action on amending the Specific Implementation Plan at 800 Gilbert Street 

to allow for an office building in a PUD, Planned Unit Development Zoning District. (ABC Rental 

Management & Rod Cox)

9. Next meeting date and future agenda items for consideration.

10. Adjournment

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:

Distribution List:  City Website, Media, Committee Members, Council Members, Assessor, Attorney, City Clerk, Community Development, 

Finance, Metro Ride, Human Resources, Police Department, Hebert, Lenz, Stahl, Polley, County Planning, Plover River Land Company 

Inc., Catholic Charities of the Diocese of La Crosse, Inc., AOK Property LLC, Bridge Street Mission, ABC Rental Management, Rod Cox

Meeting of the:

Date/Time:

This Notice was posted at City Hall and emailed to the Daily Herald newsroom on 5/14/2021 @ 3:00 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 Planning 

Department at (715) 261-6760 or the City’s ADA Coordinator at (715) 261-6620 or e-mail clerk@ci.wausau.wi.us at least 48 hours prior to 

the scheduled meeting or event to request an accommodation.

Due to the COVID-19 pandemic, this meeting is being held in person and via teleconference.  Members of the 

media and the public may attend in person, subject to the social distancing rules of maintaining at least 6 feet 

apart from other individuals, or by calling 1-408-418-9388.  The Access Code is 187 239 2396.  Individuals 

appearing in person will either be seated in the Council Chambers or an overfill room, subject to the social 

distancing rules.  Space available will be on a first come, first served basis.  All public participants’ phones will 

be muted during the meeting.  Members of the public who do not wish to appear in person may view the 

meeting live over the internet at https://tinyurl.com/wausaucitycouncil, on the City of Wausau’s YouTube 

Channel https://www.youtube.com/channel/UC-Nigpdco_i8sq5FbbJD_aw, 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 

melissa.engen@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.  



PLAN COMMISSION 

  

 

Time and Date:  The Plan Commission met on Thursday, April 29, 2021, at 4:30 p.m. in the 

Common Council Chambers of Wausau City Hall.   

 

Members Present: Mayor Katie Rosenberg, Eric Lindman, Patrick Peckham, Bruce Bohlken, 

George Bornemann, Tom Neal; By WebEx: Andrew Brueggeman (arrived at 4:55 

p.m.) 

 

Others Present:  Brad Lenz, William Hebert, Gary Guerndt, Kent Olson, Debra Ryan, Jay Knetter, 

Kristine Daniels; By WebEx: Nick Bancuk 

  

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 Rosenberg called the meeting to order at approximately 4:30 p.m. noting that a quorum was 

present.   

 

Approve the minutes of the March 16, 2021 meeting.        

 

Neal motioned approve the minutes from the March 16, 2021 meeting.  Bohlken seconded, and the 

motion carried unanimously 6-0. 

 

PUBLIC HEARING: Discussion and possible action on approving a conditional use at 1900 

Townline Road to allow for cultivation, in SR-2, Single Family Residential-2 Zoning District.  
 

Hebert said that this is for a vacant parcel that is 34 acres and the petitioner would like to use it for a crop 

field while the future use is determined. 

 

Gary Guerndt, 8201 Ryan Street, said that he worked with the City Assessor and have cleaned up the field 

and hauled in top soil so it can be utilized. 

 

Mayor Rosenberg closed the public hearing. 

 

PUBLIC HEARING: Discussion and possible action on approving a conditional use at 2130 

Northwestern Avenue to allow for cultivation, in a SR-2, Single Family Residential-2 Zoning 

District.             

 

Hebert said that this item is similar to the previous request.  The parcel is near the river and they would 

like to use the parcel as a crop field until a use is determined. 

 

Debra Ryan, 702 Elm Street and Alderperson District 11, said that she recently drove by the area.  She 

said that it seems like a good thing until a use is determined.  Ryan also said that because of the acres of 

woodlands, this may qualify for reduced real estate taxes. 

 

Mayor Rosenberg closed the public hearing. 

 

PUBLIC HEARING: Discussion and possible action on rezoning 117 & 119 East Chellis Street 

from SR-5, Single Family Residential-5 Zoning District to HI, Heavy Industrial Zoning District.  
 

Lenz said that these properties are proposed for the yard waste site expansion.  The specific plans have 

not been drawn up yet, but it will make a larger waiting area so cars will not have to wait on the street.  It 

will improve efficiency.  A letter was received from the alderperson. 

 

Mayor Rosenberg closed the public hearing. 

 

Bohlken motioned to rezone 117 & 119 East Chellis street from SR-5 Single Family Residential-5 Zoning 

District to HI, Heavy Industrial Zoning District.  Bornemann seconded, and the motion carried 
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unanimously 6-0.  This item will go to Common Council on May 11, 2021. 

 

PUBLIC HEARING: Discussion and possible action on rezoning 617 & 621 Forest Street from 

NMU, Neighborhood Mixed Use Zoning District to PUD, Planned Unit Development Zoning 

District and approve the General Development Plan to allow for office space, vehicles sales and 

parking lot.             

 

Lenz said that information about the project is in the packet for this item and the petitioner is present.   

 

Kent Olson said that since previous developments, additional properties have been acquired.  Olson said 

that Wisconsin Automotive & Truck Education Association (WATEA) is a non-profit organization for a 

training pathway.  WATEA is very active with NTC and schools.  Olson said that they have worked with 

NTC to development a new entry-level program for auto collision.  There are currently 14 students 

enrolled that will complete in August.  Olson said that there is also a Commute to Careers program.  

Olson said that he has spoken to staff about the setback issues.  Olson said that more parking is needed 

than zoning may allow for. 

 

Mayor Rosenberg asked Lenz what the variances to the code would be.  Lenz said that the use of car sales 

would not be allowed in the current district and there are a number of setback issues.  The plan also 

exceeds the maximum number of parking stalls.  Hebert said that staff is agreeable with the use, but are 

concerned with the parking lot.  It should include curb and gutter, there isn’t lighting and the drive aisle 

does not meet the minimum requirements.  Lenz said that stalls could be relocated to meet the setback 

requirements.  Lenz said that all of the stalls are not needed all day, every day. 

 

Olson said that there are 14 board members, 3 staff and 3 vans that will need the parking lot.  Olson added 

that the parking lot across the street does not meet the requirements.  Olson said that his projects are very 

nicely landscaped and attractive.  Lighting can be added; the back side of the current building does have 

lights.  Olson said that two committees meet monthly and could be 2-3 meetings per month. 

 

Lenz said that the parking lot across the street was built before the current zoning code.  There were not a 

lot of parking lot design standards when it was done.  When the parking lot is replaced, it will need to 

meet the current code. 

 

Andrew Brueggeman joined the meeting remotely at approximately 4:55 p.m. 

 

Peckham asked what the expected closing hours will be.  Olson answered that the training will be 

completed by 8:00 p.m.  

 

Lenz said that based on designs by MTS, a row could be eliminated and parking spaces shifted.  There is 

a concern of the drive aisle width.  Nick Bancuk, MTS, said that they have done several layouts and the 

current design fits the most vehicles.  The raised planter bed does create a buffer and blocks headlights. 

 

Debra Ryan, 702 Elm Street and Alderperson District 11, said that she has had work done here and there 

is little parking on Forest Street.  This project would remove blight.  This is a positive project and offers 

excellent programs. 

 

Mayor Rosenberg closed the public hearing. 

 

Lenz said that if this is approved, they will need to come back for approval of the specific implementation 

plan. 

 

Neal motioned to rezone 617 & 621 Forest Street from NMU, Neighborhood Mixed Use Zoning District 
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to PUD, Planned Unit Development Zoning District and approve the General Development Plan to allow 

for office space, vehicle sales and parking lot.  Bohlken seconded. 

 

Lindman said that he is ok with the uses, but would like the setback and functionality of the parking lot 

addressed when this comes back for the specific implementation plan. 

 

The motion carried unanimously 7-0.  This item will go to Common Council on May 11, 2021.  

 

PUBLIC HEARING: Discussion and possible action on rezoning 209, 211 & 215 Short Street and 

1214 North 3rd Street from TF-10, Two-Flat Residential-10 Zoning District to PUD, Planned Unit 

Development Zoning District and approve the General Development Plan to allow for a four-unit 

multi-family development with associated parking.        
 

Lenz said that these are two small parcels that have an existing duplex and they would like to convert it to 

a fourplex and have the lot next to it for parking.  The petitioner also owns the property to the west.  The 

PUD for that property would be extended to this project. 

 

Mayor Rosenberg closed the public hearing. 

 

Peckham motioned to rezone 209, 211 & 215 Short Street and 1214 North 3rd Street from TF-10, Two-

Flat Residential-10 Zoning District to PUD, Planned Unit Development Zoning District and approve the 

General Development Plan to allow for a four-unit multi-family development with associated parking.  

Brueggeman seconded.  The motion carried unanimously 7-0.  This item will go to Common Council on 

May 11, 2021. 

 

PUBLIC HEARING: Discussion and possible action on rezoning 1520 Elm Street from SMU, 

Suburban Mixed-Use Zoning District to PUD, Planned Unit Development Zoning District and 

approve the General Development Plan to allow for a new mixed-use apartment development.  

 

Lenz said that these plans are for a mixed-use project that will be on the same block as the hotel on 17th 

Avenue.  There will be underground parking, commercial space on the ground floor, and three levels of 

apartments.  The roof is slated to have a restaurant, patio, and a green roof.  The following agenda item 

will be for an overflow parking lot.  Lenz said that main reason for the PUD is to be flexible on the 

building height. 

 

Debra Ryan, 702 Elm Street and Alderperson District 11, said that she lives within 1 mile and tends to 

travel on Elm Street.  Ryan said that she has spoken to neighbors and there is concern about the noise 

level.  There is also a concern about traffic on Elm Street.  The Mountain Lanes apartment building is still 

under 50% vacant.  The neighbors would prefer affordable housing.  People would rather look at 

shrubbery than a building.  Apartments are not full and Wausau is becoming a bedroom community 

 
Mayor Rosenberg closed the public hearing. 

 

Brueggeman motioned to rezone 1520 Elm Street from SMU, Suburban Mixed-Use Zoning District to 

PUD, Planned Unit Development Zoning District and approve the Genera Development Plan to allow for 

a new mixed use apartment development.  Bohlken seconded. 

 

Peckham asked what the total number of units would be.  Jay Knetter said that there will be 141 units and 

described the floor plans to the committee. 

 

Bornemann asked what the building height will be.  Knetter answered that the majority of the building 

will be 51 feet tall, but the restaurant would be 64 feet. 
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Peckham asked about the green roof.  Knetter answered that that they are still working out the details and 

the potential cost will be a factor. 

 

The motion carried unanimously 7-0.  This item will go to Common Council on May 11, 2021. 

 

PUBLIC HEARING: Discussion and possible action on rezoning 1601 Elm Street from SMU, 

Suburban Mixed-Use Zoning District to PUD, Planned Unit Development Zoning District and 

approve the General Development Plan to allow for off-street parking for a new multi-family 

residential development.           

 

Lenz said that this item is for the same project as the previous item.  The details of the parking lot will be 

worked out with the specific implementation plan.  This will provide additional parking for the 

development. 

 

Peckham asked how many parking spaces will be provided per unit.  Lenz answered that there will be 1.5 

spaces per unit and that efficiency units are the main type of unit. 

 

Debra Ryan, 702 Elm Street and Alderperson District 11, said that the pedestrian and vehicle traffic are 

very serious issues and there was a fatal accident in previous years at this intersection.  Ryan asked if 

there will be any CISM discussions.  Ryan said that additional storage is good, but asked the committee to 

consider that vehicle and pedestrian accidents could occur. 

 

Mayor Rosenberg closed the public hearing. 

 

Brueggeman motioned to rezone 1601 Elm Street from SMU, Suburban Mixed-Use Zoning District to 

PUD, Planned Unit Development Zoning District and approve the General Development Plan to allow for 

off-street parking for a new multi-family mixed use development.  Bornemann seconded, and the motion 

carried unanimously 7-0.  This item will go to Common Council on May 11, 2021. 

 

PUBLIC HEARING: Discussion and possible action on amending various sections of Chapter 23 of 

the Wausau Municipal Code.           

 

Hebert said that staff put together a list of some issues that were in the zoning code.  This is to clean up 

some issues and clarify some items that weren’t quite clear.  This is mostly administrative.  Staff tries to 

go through the zoning code to keep it up to date. 

 

Mayor Rosenberg closed the public hearing. 

 

Peckham motioned to amend various sections of Chapter 23 of the Wausau Municipal Code.  Bohlken 

seconded. 

 

Brueggeman said that when the discussions were going on, there was an item for setbacks for a garage to 

be 2’ back from the front of the house.  Hebert said that there were issues with this and it had surprised 

most developers.  Staff was told that in order to do this, lots would need to be wider and Wausau hasn’t 

had any new subdivisions in recent years so we are working with existing lots. 

 

The motion carried unanimously 7-0.  This item will go to Common Council on May 11, 2021. 

 

Discussion and possible action on approving the Specific Implementation Plan at 2101 & 2105 

Grand Avenue to allow for two 16-unit apartment buildings.       
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Lenz said that this item is for the former Ponderosa site.  Staff has been working with the developers and 

this conforms to the general development plan.  There was a little rearranging of parking and green space.  

The only items left would be to screen the dumpsters and add bicycle parking – 4 spaces per building.  

The lighting and landscaping points will be looked at in the permitting stage. 

 

Neal motioned to approve the Specific Implementation Plan at 2101 & 2105 Grand Avenue to allow for 

two 16-unit apartment buildings.  Bohlken seconded, and the motion carried unanimously 7-0.  

 

Discussion and possible action on approving a dual post sign at 1106 North 5th Street in a HI, Heavy 

Industrial Zoning District.           

 

Hebert said that the owner is available for any questions.  A dual post sign is proposed.  Hebert said that 

he has been working with the sign company on the proposal and feels it is adequate for the site, including 

vision triangles for cars and pedestrians.  The Plan Commission is required to review this.  Staff 

recommends approval as long as landscaping is provided. 

 

Kristine Daniels said that this has been the location since 1998 and they have had tremendous growth.  

The signage will be beneficial for people to know where the business is located. 

 

Peckham motioned to approve a dual post sign at 1106 North 5th Street in a HI, Heavy Industrial Zoning 

District.  Brueggeman seconded, and the motion carried unanimously 7-0. 

 

Next meeting date and future agenda items for consideration.       

 

The next meeting is scheduled for May 18, 2021. 

 
Adjournment.             
 
Bohlken motioned to adjourn, seconded by Neal.  The motion carried unanimously 7-0 and the meeting 
adjourned at 5:35 p.m. 
 
The Plan Commission is next scheduled to meet at 5:00 p.m. on May 18, 2021. 
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Memorandum 

From:  Brad Lenz 

To: Plan Commission 

Date: May 13, 2021 

Subject:  360 – 372 Grand Ave – Conditional Use Application  

Introduction 

The petitioners (Catholic Charities of the Diocese of La Crosse, Inc.) are seeking conditional use 

approval for a warming center as part of the proposed Community Partners Campus.  The 

warming center would occupy approximately 4,000 square feet of the 25,000 square feet of the 

renovated building.  In the Urban Mixed Use (UMU) District, a warming center, considered 

“institutional residential” in the zoning code, would require a conditional use permit.  Other uses 

of the proposed Community Partners Campus would be permitted by right.  Please see the 

attached materials for additional details on the project.   

Conditional Use Procedure 

The purpose of this meeting is to hold a public hearing and hear testimony regarding the CU 

request. The City of Wausau zoning code that went into effect on January 1, 2020 requires two 

Plan Commission meetings to approve or deny a conditional use. The final decision to approve, 

approve with modifications or conditions, or deny the application is made by the Plan 

Commission. 

The full procedures for conditional use applications are found in Chapter 23 Article X, Section 

23.10.32 of the City of Wausau Municipal Code. This first Plan Commission meeting is to hold a 

public hearing and hear testimony of any substantial evidence related to the conditional use 

request. “Substantial evidence means facts and information, other than personal preferences or 

speculation, directly pertaining to the 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). The Plan Commission may request further information or 

additional reports from the applicant, staff, or other sources. 

When deciding on a proposed conditional use permit the Plan Commission must consider 

whether the conditional use: 

 Is in harmony with the Comprehensive Plan

 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.
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 Maintains the desired consistency of land uses, land use intensities, and land use impacts 

as related to the environs of the subject property. 

 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. 

 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. 

 

Following the public hearing staff will compile a report of the preliminary recommended 

findings that includes the substantial evidence presented at the public hearing, recommended 

findings, and a recommended motion to approve the original proposal, approve with 

modifications or conditions, or deny the conditional use application. The Plan Commission will 

discuss the report and any conditions or changes with the applicant at a subsequent meeting. 
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Memorandum 

From:  Brad Lenz 

To: Plan Commission 

Date: May 13, 2021 

Subject:  Zoning Map Amendment for 510 S. 32nd Avenue 

Background 

The subject parcel is currently owned by the city of Wausau and contains the former west side fire station.  

Once the new fire station was opened along Highway 52 Parkway, the building at 510 S. 32nd Avenue was 

decommissioned and offered for sale by the City.  A potential buyer is interested in converting it to a 

single-family home.  The current zoning of the property – Institutional (I) – is essentially left over from 

when the building was an operating fire station; it would not allow a single-family residence.    

Amendments to Zoning Map 

Section 23.10.31(4)(b) of the Zoning Code outlines criteria for zoning map amendments that staff and the 

Plan Commission are to review and make recommendation to the Common Council. 

Under this section, a proposed amendment is to be evaluated as to whether it: 

1. Advances the purposes of this Chapter as outlined in Section 23.01.03 and the applicable rules of

Wisconsin Department of Administration and the Federal Emergency Management Agency.

2. Is in harmony with the Comprehensive Plan.

3. Maintains the desired overall consistency of land uses, land use intensities, and land use impacts

within the pertinent zoning districts.

4. Addresses any of the following factors that are not properly addressed on the current Official

Zoning Map:

a. The designations of the Official Zoning Map are not in conformance with the

Comprehensive Plan.

b. A mapping mistake was made, including the omission on the Official Zoning Map of an

approved zoning map amendment.

c. Factors have changed (such as new data, infrastructure, market conditions, development,

annexation, or other zoning changes), making the subject property more appropriate for a

different zoning district.

d. Growth patterns or rates have changed, creating the need for an amendment to the

Official Zoning Map.

Staff Comments 

The proposed zoning of the property, Single Family Residential-2 (SR-2) District, is more restrictive than 

the existing Institutional district.  SR-2 is intended to allow single-family homes, which is generally seen 

as the most unobtrusive land use, along with a handful of related uses.  The attached zoning map shows 

that the SR-2 district exists adjacent to the subject property on three sides.  South 32nd Avenue would 

serve as a dividing line between residential and commercial properties south of Seymour Lane.   

The City, through its property disposition process, has already recommended moving forward with the 

proposal.  The ultimate sale of the property is contingent on receiving zoning approval.   
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STAFF REPORT 

TO: City of Wausau Plan Commission 
FROM: William Hebert, Chief Inspector / Zoning Administrator 
DATE: May 12, 2021 
SUBJECT: Cultivation Conditional Use at 1900 Townline Road 

Introduction 

This relatively large parcel is located on the eastern end of Wausau, north of Townline Road.  The 
owners have entered into a five year contract to rent out the 34 acres for crop farming.  Cultivation is a 
conditional use in the SR-2 district. 

Prior Action 

The Plan Commission held a public hearing on April 29, 2021, to hear testimony from the public related 
to the proposed conditional use.  Gary Guerndt, owner of this property explained that this vacant land 
was cleaned up of rock piles, holes, and debris over the last year in preparation for use as a crop field.  
Guerndt had worked with the assessor’s office to assess the property as an agricultural use in the last 
year.  No other substantial evidence was presented. 

Findings 

When deciding on a proposed conditional use permit, the Plan Commission shall consider whether the 
conditional use:  

a) Is in harmony with the Comprehensive Plan

Comments:  Future land use map shows suburban residential.  Crop farming is an ideal holding 
use until a developer proposes a subdivision. 

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.

Comments:  This proposal would have little impact on neighboring properties.  Soil erosion 
control will be critical, but is manageable.  Traffic impacts will be minimal. 
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c) Maintains the desired consistency of land uses, land use intensities, and land use impacts as related 

to the environs of the subject property. 

 

Comments:  Site improvements have been made with cleanup of rock piles, debris, and 
improving the soil conditions by hauling in top soil. 

 

d) 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. 

 

Comments:  Property is served by County Highway N and should have adequate services for the 
proposed use. 

 

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. 

 
Comments:  The proposed use will allow use of the property while awaiting a future residential 
development.   

 
Recommended Motion 
 
To approve the conditional use for cultivation subject to the following: 

1. Field work operations are limited to 7 a.m. to 7 p.m. 
2. Maintain gravel tracking pad to enter/exit field  
3. Maintain soil and erosion control measures at all times. 
4. Follow all state and local standards that are applicable to this site. 
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STAFF REPORT 
 

TO:  City of Wausau Plan Commission 
FROM:  William Hebert, Chief Inspector / Zoning Administrator 
DATE:  May 12, 2021 
SUBJECT:  Cultivation Conditional Use at 2130 Northwestern Ave. 
 
 
Introduction 
     
This approximately 17 acre parcel is located on the eastern end of Wausau.  The owners have entered 
into a five year contract to rent out the acreage for crop farming.  Cultivation is a conditional use in the 
SR-2 district. 
 
Prior Action 
 
The Plan Commission held a public hearing on April 29, 2021, to hear testimony from the public related 
to the proposed conditional use.  Gary Guerndt, owner of this property explained that this vacant land 
was previously the Muerrett Farm years ago.  Over the past several years it has been vacant land.  The 
current owners have removed depilated structures from the property.  Guerndt had worked with the 
assessor’s office to assess the property as an agricultural use in the last year.   
 
Alderwoman Deb Ryan spoke at the public hearing saying that the proposed use would be a positive use 
until a future development plan is presented. 
 
No other substantial evidence was presented. 
 
Findings 
 
When deciding on a proposed conditional use permit, the Plan Commission shall consider whether the 
conditional use:  
 
a) Is in harmony with the Comprehensive Plan  

 
Comments:  Future land use map shows suburban residential.  Crop farming is an ideal holding 
use until a developer proposes a subdivision. 

 
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. 

 



Comments:  This proposal would have little impact on neighboring properties.  Soil erosion 
control will be critical, but is manageable.  Traffic impacts will be minimal.   

 

c) Maintains the desired consistency of land uses, land use intensities, and land use impacts as related 

to the environs of the subject property. 

 

Comments:  This property was previously a small farm and the proposed use will re-establish 
crop farming use. 

 

d) 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. 

 

Comments:  No public utility services will be required for this land use.  The existing road is 
adequate with gravel shoulders to allow infrequent equipment usage for planting and 
harvesting crops. 

 

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. 

 
Comments:  The proposed use will allow use of the property while awaiting a future residential 
development.   

 
Recommended Motion 
 
To approve the conditional use for cultivation subject to the following: 

1. Field work operations are limited to 7 a.m. to 7 p.m. 
2. Maintain gravel tracking pad to enter/exit field  
3. Maintain soil and erosion control measures at all times. 
4. Follow all state and local standards that are applicable to this site. 
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Memorandum 

From:  Brad Lenz 

To: Plan Commission 

Date: May 13, 2021 

Subject:  Specific Implementation Plan – 617 Forest Street 

The general development plan of the Planned Unit Development (PUD) for this project was 

previously approved by the Plan Commission and Common Council.  The specific 

implementation plan is currently up for review; it has been revised slightly based on feedback 

received at the last Plan Commission meeting.  The parking lot now includes a front setback as 

outlined in the zoning code, plus wider drive aisles that also meet code.  The redesign resulted in 

a reduction of parking spaces from 23 to 17, which is also more in line with the code.  Staff 

recommends approval of the revised site plan.     

#6
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March 19, 2021 

Mr. Brad Lenz 
City Planner and Interim Development Director 
City of Wausau 
407 Grant Street 
Wausau, WI   54403 

RE: Zoning Map Amendment – 617 & 621 Forest Street 

Dear Mr. Lenz: 

The owner, AOK Property, LLC, has purchased 617 and 621 Forest Street. The intent of the 

land purchase is to combine the two parcels into one larger parcel.  AOK Property, LLC 

proposes to raze the existing building at 621 Forest Street and continue to make 

improvements to the existing building at 617 Forest Street as well as the property as a whole.  

The remainder of the combined lots would be redeveloped for parking.   

Wisconsin Automotive & Truck Education Association, a non-profit, has leased space in the 

building for their main offices.  WATEA will employ 2-3 individuals on a regular basis.  WATEA 

will hold monthly board meetings as well as the Wheels to Work monthly board meetings in the 

building.  The board meetings typically have 12-14 members present.  The Commute to 

Careers initiative, within WATEA, provides rides for local individuals who can otherwise not 

afford transportation to and from work.  These drivers will occasionally be at this location. 

In addition, the Fast Forward training initiative will utilize the building for a partnership with 

Northcentral Technical College.  This training will provide pre-apprenticeship education for 

collision students.  Classroom work will take place in the building currently located at 617 

Forest Street and hands-on training will be located at the nearby Olson Auto Body & Paint 

building and at Brickner’s of Wausau. 

Lastly, an additional tenant will support the overhead of WATEA by selling some of the 

vehicles repaired through the Fast Forward training as well as a limited number of vehicles not 

related to the training.  This vehicle sale portion of the development is meant to be a mostly 

internet-based business that would allow the Fast Forward students to see the impact of their 

work as well as provide shared utility, rent, and staff with WATEA.  As a non-profit, WATEA is 

deeply invested in supporting the workforce of the community. 

MTS 
Consulting Engineers 
Municipal Infrastructure, Site Design and Commercial Building Design 

Marathon Technical Services LLC 
404 Franklin  
Suite 1 
Wausau, WI  54403 

http://www.mtsllc.net/
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The proposed redevelopment does not require a large building footprint; however, it does 

require a larger parking lot than the City of Wausau Zoning Ordinance currently allows.  

Section 23.06.06 does not allow for on-site parking of office spaces under 2,000 square feet. 

The purpose of the rezoning request to a PUD is accommodate the multiple facets of the 

interested parties while still maintaining an appearance and standard of excellence that AOK 

Property, LLC is known for. 

As part of the zoning change to a Planned Unit Development, a General Development Plan is 

required.  Along with a copy of the Application for Zoning Map Amendment, the following is a 

list of items required by Section 23.10.44(3)(d) of the City Ordinances: 

a) Location Map of the Subject Property (see attached)

b) Site Plan (see attached)

c) Statistical Data

i, ii, & iii. 

iv. 

v. 

vi. 

Only one lot will be created with a lot size of 0.331 acres (14,400 

square feet) 

Existing building area to remain is 1,632 square feet or 11.3% 

Landscaping area is 3,306 square feet or 23.0% 

The proposed development will be completed in one phase. 

d) A Landscape Plan is included as part of the Site Plan.  This plan meets the

requirements of Article VIII.

e) No signage is shown on the plans.  Once the PUD zoning is approved, a single

monument sign will be designed, and a sign permit applied for.

f) No property owner’s association, covenants, or deed restrictions are proposed.

g) Written description of the Planned Unit Development

i. The project intends to provide college students classroom and hands-on

automotive repair experience, while also providing a headquarters for WATEA

and associated programs.

ii. The proposed development is one, mixed-occupancy building.

iii. The building area ratio is 0.11, the parking lot area ratio is 0.66 and the

landscape area ratio is 0.23.

iv. The existing natural area on the west property line will remain and be expanded.

v. AOK Property, LLC owns the adjacent properties to the south for car-related

services.  The adjacent property to the west is Bartells, Parman & Pease law firm

and the adjacent property to the east is the Center for Human Development, both

office buildings.

vi. The Comprehensive Plan has the area labeled as City Center (Growth,

development and increased density is encouraged).

vii. The proposed exceptions are for parking spaces in excess of those allowed by

http://www.mtsllc.net/
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building area as well as a reduced front and rear yard setbacks.  The front yard 

will have a landscape planter to physically divide the sidewalk from the parking  

lot.  The rear yard adjoins to the other AOK Property, LLC land. 

h) A Traffic Impact Analysis has not been requested by the City.

To prevent delays in the project, AOK Property, LLC is submitting the Specific Implementation 

Plan concurrently with the General Development Plan.  The following is a list of items required 

by Section 23.10.44(3)(e) of the City Ordinances: 

a) Existing Conditions Plan (see attached)

b) Site Plan (see attached)

c) Grading Plan (see attached)

d) Landscaping Plan (see attached)

e) Architectural Plans not included as part of this submittal.  The exterior of the existing
building is not being altered.

f) Engineering plans are not required for water, sewer, stormwater, and roadways.  Plans
for the parking lot have been attached.

g) No signage is shown on the plans.  Once the PUD zoning is approved, a single
monument sign will be designed and a sign permit applied for.

h) Written description of the Specific Implementation Plan

i, ii, & iii. Not applicable. 
iv. The existing natural area on the west property line will remain and be

expanded.
v. AOK Property, LLC owns the adjacent properties to the south for car-

related services.  The adjacent property to the west is Bartells, Parman &
Pease law firm and the adjacent property to the east is the Center for
Human Development, both office buildings.

vi. The building area ratio is 0.11, the parking lot area ratio is 0.66 and the
landscape area ratio is 0.23.

 vii & viii. The PUD zoning is proposed to provide exceptions of the code limits for
the maximum parking stalls and the required parking setbacks.  The City
Ordinance bases the maximum parking stalls on the building square
footage.  The existing building is only 1,632 square feet and thus does not
allow for on-site parking stalls.  This hardship prevents any business
redeveloping these lots from having onsite available parking stalls for
employees and visitors.  In addition, the variety of uses of the
development requires more parking stalls than would normally be
required.  The multiple uses make the development viable and the non-

http://www.mtsllc.net/
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profit spending more focused on the community and less on overhead.   
The setback reduction is in conjunction with the proposed parking stall  
increase.   
AOK Property, LLC proposes two decorative streetlights on Forest Street to  
enhance the area.  The reoccurring utility costs for the electricity will be paid for  
by AOK as is currently the case adjacent to their other properties.  AOK upholds 
a high standard for appearance and maintenance.  This development will not  
diverge from that standard. 

ix. Not applicable.

i) Not applicable.

j) The SIP and GDP are being submitted as one and thus consistent with each other.

As part of the Planned Unit Development, the developer proposes to increase the number of 
allowed parking stalls from 0 to 23.  This increase of parking stalls is based on the parking stall 
needs from potential lessees.  In conjunction with the need for the additional stalls, the front 
and rear setbacks are proposed to be reduced.   

All other City Ordinances are intended to be complied with. 

Please review the application and included materials for use in the application for a zoning 
change.  If you have any questions or need any further information, please let us know. 

Sincerely,  

Nicholas Bancuk PE 
Project Engineer  

http://www.mtsllc.net/
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STAFF REPORT 

TO: City of Wausau Plan Commission 
FROM: William Hebert, Chief Inspector / Zoning Administrator 
DATE: May 14, 2021 

GENERAL INFORMATION 

APPLICANT: Craig Vincent, Executive Director, Bridge St. Mission 

LOCATION: 1140 W. Bridge St. 

EXISTING ZONING: PUD 

PURPOSE:    Amend Specific Implementation Plan 

EXISTING LAND USE:  Multi-family 

SIZE OF PARCEL:    Approximately .91 acres 

ZONING & LAND USE: This parcel is located on the located at 1140 W. Bridge St., just north of the 
Bridge Street and 12th Avenue intersection.  Land uses to the east and west of 
this property a private school and a future Eye Clinic, zoned institutional.  
South of Bridge Street are single family homes zoned SR-3 and SR-5. 

HISTORY: The primary building consists of 41 efficiency apartments.  The building was 
constructed in 1956 according to city records.    In 2019, a three car garage was 
moved to the rear of the property from 107 W. Bridge St. 

ANALYSIS: The owners wish to convert the garage / storage building into a workshop for 
the residents of the apartment.   They would help teach skills such as welding, 
facility management or small engine repair.  No more than 3 or 4 men would 
be learning the skills at one time.  For more information see the cover letter 
and floor plan submitted by Mr. Vincent. 

RECOMMENDATION: Approval of the modification to the Specific Implementation Plan with the 
following limitations: 
1. Limit the training to residents of the apartment
2. All work should be done within the garage.
3. No exterior storage of small engines in disrepair.

#7







STAFF REPORT 

TO: City of Wausau Plan Commission 
FROM: William Hebert, Chief Inspector / Zoning Administrator 
DATE: May 14, 2021 

GENERAL INFORMATION 

APPLICANT: Rod Cox, Cox & Associates 

LOCATION: 800 Gilbert St. 

EXISTING ZONING: PUD 

PURPOSE:    Amend Specific Implementation Plan 

EXISTING LAND USE:  Vacant; previous hospital and aging home. 

SIZE OF PARCEL:    Approximately .85 acres 

ZONING & LAND USE:  This parcel is located on the located at 800 Gilbert St, part of the old Wausau 
Hospital.  Homme Heights, Buska Properties, and Toberticus Industries, LLC, 
have several structures on this campus.  The majority of this block is zoned PUD 
with some residential homes on the eastern end of the block. 

HISTORY:  This campus was developed by Wausau Hospital.  It contains several structures 
throughout the campus.   Homme Heights operates several facilities on the 
northern half of the block.  At the south west corner, the former Women’s 
Community building (built 1960) has been operating as an office building for 
about a decade.  Buska Properties operates an apartment building (built 1945) 
at the second building from the west along Brown Street.  All properties along 
Brown Street access parking from entrances at the east and west where Gilbert 
Street dead ends into the campus. 

ANALYSIS: Homme Home for the Aging is proposing to sell the property at 800 Gilbert 
Street to Joe Quance, owner of ABC Property Management.  ABC is proposing to 
use the facility as an office building.  The building was originally built in 1945 as 
an isolation hospital, then converted to a home for the aging.  Over the last 20 
years the building has been vacant.  For more information see the cover letter 
submitted by Cox and Associates. 

ABC is proposing to change the use of the building into offices.  Architectural 

#8



floor plans are included for the commissions’ review.  They are proposing to 
repair the building including new roofing, fix water damage to the interior and 
update restrooms to ADA accessible on each floor.  Parking will be utilized as it 
exists on the interior of the campus.   

The proposed changes will have little effect on neighboring properties.  It will 
also provide new life into a vacant building.  The new owner will need to obtain 
any necessary permits from inspections department prior to starting renovation. 

RECOMMENDATION: Staff recommends approval of the proposed change to the Specific 
Implementation Plan.  
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COX & 
ASSOCIATES 
Architects and Planners 

222512 STARFLOWER DR 
WAUSAU, WI        54401 
PHONE   715-355-8260 
CELL  715-551-0032 

Project Name:  Office Remodeling Project 
Former Isolation Hospital Building 
801 Gilbert Street, Wausau, WI 54403 

For ABC Property Management 
Attn: Joe Quance 

Cox & Associates was hired by ABC Property Management i 
To investigate the existing building at 801 Gilbert Street Wausau. The original building constructed 
around 1945 as an Isolation Hospital. In the late 1980’s it was renovated for Housing for the Aged. 
Also the building has been vacant for about the last 20 years. 

Over the years the building as suffered much damage mainly due to roof leaks and water penetration. 
The overall stability of the structure seems to be sound. The exterior structure and interior structure is 
concrete columns, supporting a concrete pan floor system. The exterior walls are infilled with masonry 
with a stone finish on the exterior base and brick on the upper floors. The walls are covered with a 
plaster finish which has a lot of damage. 

The intend use of the building is for an Office building. ABC Management intends to use most rooms 
as is and renovate two existing toilet rooms on each floor. The two stairways serve well for exiting and 
exits from the building are adequate by code. The change of occupancy from residential to Business has 
no issues as related to the code. The building falls under the requirements for a business under a Type 
III B – non sprinklered building. 

Sincerely, 

Rod Cox 

Cox & Associates Architects and Planners 
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ELEVATOR

EXIT
EXIT

B OCCUPANCY
CONSTRUCTION TYPE IIIB
OCCUPANCY 4437/100 SF/OCC 
= 44 OCCUPANTS
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OCCUPANCY 4437/100 SF/OCC 
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B OCCUPANCY
CONSTRUCTION TYPE IIIB
OCCUPANCY 4437/100 SF/OCC 
= 44 OCCUPANTS

OFFICE REMODELING PROJECT
2901 N. SEVENTH ST

CODE REVIEW:

OCCUPANCY - B BUSINESS
CONSTRUCTION TYPE IIIB - NON SPRINKLERED

ALLOWABLE HEIGHT - 55'
ALLOWABLE STORIES - 3 STORIES
ALLOWABLE AREA - 19,000 SF

4,437 SF PER FLOOR

FIRE-RESISTANCE RATING REQUIREMENTS
PRIMARY STRUCTURAL FRAME 0
BEARING WALLS - EXTERIOR 2

- INTERIOR 0
NON BEARING - EXTERIOR 0

- INTERIOR 0
FLOOR CONSTRUCTION - 0
ROOF CONSTRUCTION - 0

EXISTING CONSTUCTION:
STRUCTURAL FRAME IS CONCRETE COLUMN FRAME,
AND INTERIOR CONCRETE COLUMNS. 
INFILL BETWEEN COLUMNS IS ALL NON COMBUSTABLE
STONE/BRICK AND MASONRY INTERIOR W/ 
PLASTER FINISH. FLOOR STRUCTURE IS CONCRETE 
PAN, TOPPED WITH TARRAZO.

PLUMBING FIXTURES: BUSINESS 
WC - 1PER 25 THEN 1 PER 50
LAV - 1 PER 40 THEN 1 PER 80

CONVERT TWO TOILET ROOMS PER GLOOR TO 
HANDICAL ACCESSABLE

JAN SINK EXISTING

FIRST FLOOR

SECOND FLOOR

THIRD FLOOR

22 OCCUPANTS
EACH EXIT

TUNNEL
22 OCC + 
44 OCC ABOVE = 66
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