
 

OFFICIAL NOTICE & AGENDA 
REGULAR MEETING 

 
MEETING: Plan Commission 
DATE/TIME: Wednesday, February 18, 2026 at 5:00 PM 
LOCATION: Wausau City Hall — Council Chambers 

407 Grant Street, Wausau WI, 54403 

MEMBERS: 
Mayor Doug Diny (C) Eric Lindman 
Sarah Watson Lou Larson 
Andrew Brueggeman Bruce Bohlken 
George Bornemann  

  
1 Public comment on agenda items and reading of the City of Wausau Public Comment 

Statement. 
2 Consideration of the minutes of the preceding meeting(s). 
   January 20, 2026 Regular Plan Commission Minutes  
3 Public Hearing: 

   
Discussion on rezoning 731 N 1st Street from a (DPMU) Downtown Periphery Mixed Use 
Zoning District to a (DRMU) Downtown High-Rise Mixed-Use District. (Beacon 
Resources, LLC) 

 

4 Discussion and possible action. 

   
a.  Discussion and possible action on rezoning 731 N 1st Street from a (DPMU)  

Downtown Periphery Mixed Use Zoning District to a (DRMU) Downtown High-Rise Mixed-
Use District. (Beacon Resources, LLC) 

 

5 Public Hearing: 

   Discussion on approving a Conditional Use Permit for 731 N 1st Street to allow for a 70 
unit, 7-story apartment building. (Beacon Resources, LLC) 

 

6 Adjournment. 
  

 
Mayor Doug Diny, Chair 
 
NOTICE POSTED AT CITY HALL (407 GRANT STREET) AND 
TRANSMITTED TO THE OFFICIALLY DESIGNATED NEWSPAPER 
 
DATE: February 12, 2026 
TIME: 2:30PM 
POSTED BY: Michelle Van Krey 

 
This meeting can be viewed on 

YouTube and Channel 981 on Cable TV 
  
In accordance with the requirements of Title II of the Americans with Disabilities Act of 1990 (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@wausauwi.gov 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 
event the City of Wausau will make a good faith effort to accommodate your request. 
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OFFICIAL MINUTES 
REGULAR MEETING 

 
MEETING: Plan Commission 
DATE/TIME: Tuesday, January 20, 2026 at 5:00 PM 
LOCATION: Wausau City Hall — Council Chambers 

407 Grant Street, Wausau WI, 54403 

MEMBERS: 
Mayor Doug Diny (C) Eric Lindman 
Sarah Watson Lou Larson 
Andrew Brueggeman Bruce Bohlken 
George Bornemann  

 
Members Present: Doug Diny, Lou Larson, Sarah Watson, Andrew Brueggeman, Bruce Bohlken 
Members Not Present: George Bornemann  
Members Excused: Eric Lindman 
Present 5, Not Present 1, Excused 1 
 
Noting the presence of a quorum, the Chairperson called the meeting to order at 05:03 PM. 
 
 
1 Public comment on agenda items and reading of the City of Wausau Public Comment Statement. 
2 Consideration of the minutes of the preceding meeting(s). 

   
November 18, 2025 Regular Plan Commission Minutes  

Motion by Member Bohlken, seconded by Commission Member Brueggeman, to Approve the 
minutes. Motion Passed 5-0. 

3 Public Hearing. 

   

a.  PUBLIC HEARING: Discussion on Amending Sections 23.02.30 (SR-2) Single Family 
Residential-2 Zoning District, 23.02.31 (SR-3) Single Family Residential-3 Zoning District, 
23.02.32 (SR-5) Single FamilyResidential-5 Zoning District, 23.02.34 (MH-7) Mobile Home 
Residential-7 Zoning District, 23.02.40 (DR-8) Duplex Residential-8 Zoning District, 
23.02.41 (TF-10) Two Flat Residential-10 Zoning District, 23.02.61 (MI) Medium Industrial 
Zoning District, Section 23.02.62 (HI) Heavy Industrial Zoning District, 23.02.70 (IOS) 
Intensive Outdoor Storage Zoning District, 23.03.30 Temporary uses, 23.06.06 Off-street 
parking and traffic circulation, 23.06.20 Exterior lighting standards, 23.06.40 Fencing 
standards and 23.09.27 Sign permits-Application, enforcement, and revocation. 

 

 
Mayor Diny opened the public hearing. An emailed comment from Jonathan Smith was read. 
Mayor Diny closed the public hearing. 

4 Discussion and possible action. 

   

a.  Amending the Zoning Sections listed above  
 

Lenz spoke to the concerns of the comment received via email.  
 
Motion by Member Bohlken, seconded by Commission Member Brueggeman, to approve the 
amendments to the zoning code. Motion Passed 5-0. 

   b.  Approving a blade sign at 328 Washington Street (Finishing Touch Signs, LLC)  
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Motion by Commission Member Brueggeman, seconded by Alderperson Watson, to approve a 
blade sign at 328 Washington Street. Motion Passed 5-0. 

5 Discussion. 

   

a.  Rescheduling the February Plan Commission meeting to Wednesday, February 18, 2026 
due to the Spring Primary 

 

 
The February meeting will be rescheduled to Wednesday, February 18, 2026 at 5pm due to the 
Spring Primary. 
  

6 Adjournment. 
Motion by Alderperson Watson, seconded by Commission Member Bohlken, to Adjourn. Motion 
carried. Meeting adjourned at 05:13 PM. 

   
The recording of this meeting may be viewed on  

YouTube @CityofWausauMeetings  
 

 

City of Wausau 
(715) 261-6500 | clerk@wausauwi.gov 

wausauwi.gov 
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STAFF REPORT 

To: Plan Commission 

Prepared By: Brad Lenz, AICP, City Planner 

 Date: February 18, 2026 

REQUESTED ACTION:  

Zoning Map Amendment 

 731 N. 1st Street from DPMU to DRMU 
 

LOCATION: 731 N. First Street 

APPLICANT: Beacon Resources, LLC 

EXISTING ZONING: (DPMU) Downtown Periphery Mixed Use Zoning District 

Intent. This district is intended to permit both large- and small-scale 
established commercial and institutional development at an 
intensity which provides significant incentives for infill 
development, redevelopment, and the continued economic 
viability of existing development. The district is also intended to act 
as a buffer between the historic and high-rise characteristics of the 
Central Business District and the lower-density residential 
neighborhoods surrounding it, however minimum height, 
maximum parking, and minimum setbacks will be required. These 
requirements will facilitate higher density development than the 
existing buildings within the district. Residential uses are intended 
to occur at a minimum approximate density of ten dwelling units 
per acre. 

EXISTING LAND USE: Office building and surface parking 

SIZE OF PARCEL: 3.8 acres 

REQUESTED ZONING: (DRMU) Downtown High-Rise Mixed-Use District 

Intent. This district is intended to permit large-scale established 
commercial, office, and institutional development at an intensity 
which provides significant incentives for infill development, 
redevelopment, and the continued economic viability of existing 
development. The district is also intended to retain the existing 
high-rise characteristics of the Central Business District without 
compromising the historic development areas. Residential uses are 
intended to occur at a minimum approximate density of 20+ 
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dwelling units per acre and shall be limited to a small portion of the 
ground floor.  

PURPOSE: To develop 70-unit, 7-story multi-family residential building 

COMPREHENSIVE PLAN: Chapter 3 – Housing 

Objective 3 of the Housing Chapter is to encourage a variety of 
housing types throughout the City without concentrating any 
particular type of housing within one neighborhood.  An action step 
under this objective is to continue efforts to expand the housing 
opportunities available within the Central Business District. 

Chapter 8 – Downtown 

The subject site is identified as Redevelopment Site #2, with 
potential for residential and/or retail development.  It is noted that 
the existing surface parking lot on this and adjoining properties are 
a deterrent to pedestrian traffic between the downtown and 
riverfront.   

An objective in the Downtown Chapter is to support investment in 
Downtown Wausau as an economic engine for the City, with an 
action step to support a variety of uses, including high-density 
residential uses.   

Future Land Use Map – City Center Transect 

A transect provides a geographic cross section of a city or region 
used to identify a range of environments by their level and intensity 
of urban character – ranging from rural to urban.  A transect 
provides an indication of expected density and scale, rather than 
specific uses allowed.  The City Center is the most urban/dense 
transect, reflective of a typical downtown environment.  The City 
Center transect includes, and is found in all directions of, the 
subject property.  The transect contains a variety of zoning districts, 
including both the existing and proposed zoning districts of the 
subject property.   

OTHER PLANS: 2022 Wausau Metropolitan Area Housing Assessment   

This study recommends that all eight municipalities actively pursue 
new construction of housing of all types and prices while 
encouraging the preservation of existing housing. 

Housing for Older Adults Report 2026  

This addendum to the 2022 housing assessment shows significant 
demand in housing for people 55 and older.  Specifically, 771 
independent living units (predominantly renter-occupied) are 
expected to be needed in the market by 2040. 
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BACKGROUND INFORMATION: 
 
The subject parcel – Lot 2 on the attached Certified Survey Map – was split off from a larger parcel that 
occupied, essentially, three historic city blocks.  The new “Lot 2” contains what is known locally as the 
Graebel Building, as well as its rear parking lot.  “Lot 1” to the north is an adjacent surface parking lot 
that is not part of the rezoning request.  The future plans for the original parcel are to develop Lot 1 with 
an assisted living facility, and split Lot 2 into a future development site.  The proposed independent 
living building would occupy the western half of Lot 2.   
 
The attached zoning map (provided by the petitioners) shows the current zoning districts of the subject 
parcel and surrounding area.  The proposed zoning change would essentially shift the northern 
boundary of the high-rise district (purple) to the north, the equivalent of one city block.  The new 
dividing line between zoning districts would not be a city street but a property line between the 
proposed independent living building and a future assisted living facility.  Zoning divisions along property 
lines internal to a block, as is proposed, are common since they create consistent block faces (i.e., both 
sides of a street are the same zoning, rather than different zoning districts on opposite sides of the same 
street).  In this case, Grant Street would have consistent zoning on both sides of the street between 1st 
and 2nd, as well as midway between 2nd and 3rd Streets.   
 
After the proposed zoning change, the periphery zoning district (DPMU), whose intent is to be a buffer 
between the traditional downtown and the lower-density residential neighborhoods surrounding it, 
would still exist around the subject property for 1-2 blocks, particularly to the east and north.  High-rise 
zoning currently extends further north (i.e., away from the center of downtown) than the subject 
property (at 800 N. 1st Street). 
 
The main purpose of the proposed zoning change is to allow for a taller building than is allowed in the 
current district.  The DPMU has a maximum height of 60 feet and maximum number of stories of five.  
The change to DRMU, with no such maximums, is needed to construct the proposed seven-story 
building. The uses allowed in both zoning districts (current and proposed) are very similar, with the main 
difference being the intensity at which they are allowed.  Some uses require the additional step of a 
conditional use permit in one district versus the other.  The intent statements of both zoning districts, as 
listed at the beginning of this report, are also very similar – they are both downtown, mixed-use 
districts. 
 
CRITERIA FOR APPROVAL 
Section 23.10.31(4)(b) of the zoning code outlines the review criteria for review of a Zoning Map 
Amendment. Staff has provided an analysis below: 
 

1. Advances the purposes of this title as outlined in section 23.01.03 and the applicable rules of 
the Wisconsin Department of Administration and the Federal Emergency Management 
Agency. 
 

This proposal encourages an appropriate density and intensity of development, as well 
as economic vitality at a level that is compatible with existing public infrastructure and 
facilities. It increases the ability to construct much needed housing within the City, while 
keeping in scale, character, and urban design of the area. Additionally, the proposed 
Zoning Map Amendment is consistent with the applicable rules of the Wisconsin 
Department of Administration and the Federal Emergency Management Agency. 
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2. Is in harmony with the Comprehensive Plan. 
 

The proposed zoning district aligns with the goals, objectives, and action steps of the 
Comprehensive Plan, particularly the Downtown and Housing chapters, as outlined 
above.  

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

impacts within the pertinent zoning districts. 
 

The proposed zoning district allows similar land uses (commercial and residential) as the 
current zoning district.  The allowable intensity is increased due to no restrictions on 
building height, but the proposed zoning district is currently in existence to the south 
and west of the subject property.  The dividing line between high-rise and periphery 
zoning districts is just shifting north by the equivalent of one city block.  The high-rise 
district would still be buffered/surrounded by the downtown periphery zoning district, 
in the same manner as it is now.   
 

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. 
 
The proposed Zoning Map Amendment is not a direct response to any of the factors 
listed above.  Recent market studies, however, suggest that allowing denser housing 
may be justifiable based on current conditions and future projections.   

 
STAFF RECOMMENDATION  
The staff recommendation is to approve the proposed Zoning Map Amendment at 731 N. 1st Street from 
(DPMU) Downtown Periphery Zoning District to (DRMU) Downtown High-Rise Mixed Use Zoning District. 

COMMITTEE ACTION 
Plan Commission shall make a recommendation for approval or denial to the Common Council. The 
Council will then determine whether to approve, approve with modifications, or deny the proposed 
Zoning Map Amendment. 
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January 20, 2026 

Bill Hebert 
Brad Lenz 
City of Wausau 
407 Grant Street 
Wausau, WI 54403 
 
Subject: Zoning Map Amendment and Conditional Use Permit request, 731 N. First Street, 
Wausau – Lot 2 of Marathon County Certified Survey Map No. 20260. 
 
Dear Bill and Brad, 
 
Please accept the enclosed materials on behalf of Beacon Resources, LLC for a requested 
Zoning Map Amendment and Conditional Use request.  Beacon Resources’ goal is to 
construct a 70-unit residential apartment building on the referenced parcel for those 55 
years old and above.  The necessity to obtain the following approvals is predicated on the 
following: 
 
 Zoning Map Amendment Request – The maximum building height in the Downtown 
Periphery Mixed-Use Zoning District (DPMU is the current district) is 5 stories.  The 
proposed building is 7 stories. The Downtown High-Rise Mixed Use Zoning District (DRMU) 
has no maximum building height. 
 
Conditional Use Permit Request – 1.) An apartment building with 37 plus living units 
requires a Conditional Use Permit per City of Wausau Code 23.02.57(3)(b) within the DRMU 
Zoning District, 2.) Requesting the address of 100 Grant Street, 3.) Requesting the East side 
of the building be recognized as the rear lot allowing the 10-foot setback. The building 
entrance faces the intersection of 1st St. and Grant St.  
 
Please place these matters on the February 17, 2026, Planning Commission agenda for 
review and approval.  The enclosed materials submitted for review and approval include 
the following: 

- Check for $450 for the Zoning Map Amendment 
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- Check for $450 for the Conditional Use Permit  
- Executed Zoning Map Amendment Application 
- Executed Application for a Conditional Use 
- Certified Survey Map No. 20260 with highlights/notes 
- Zoning Map of the Subject Area 
- Proposed Site Plan 
- Proposed Building Floor Plans 
- Proposed Building Elevations 
- Proposed Building Rendering 
- Excerpts from the City of Wausau 2017 Comprehensive Plan 
- Excerpts from the City of Wausau 2020 Tower Plan 

 
We offer the following comments supporting our proposal to construct the proposed 
redevelopment efforts: 
 
Conformance with the 2017 City of Wausau Comprehensive Plan 
The subject site was identified as Site #2 of Potential Redevelopment Sites within the 
Comprehensive Plan.  The plan suggests residential land use as one of the options for the 
existing building. The existing building offers little opportunity for a quality residential 
setting therefore the existing building will be raised to accommodate new development. 
The proposed redevelopment effort supports over 70% of the Comprehensive Plan goals 
and objectives for the downtown. We believe the proposed redevelopment effort is in 
complete concert with the 2017 City of Wausau Comprehensive Plan. 
 
Conformance with the Towers Area Market Study 2020 
The area north of Grant Street is identified as a transitional area transitioning from the 
Central Business District to the residential historic district to the north.  Residential density 
exceeding 10 living units per acre are suggested.  The current development plan proposes 
approximately 30 living units per acre.  The plan also recognizes this site as redevelopment 
site T5 suggesting residential apartments with a parking structure.  The proposed plan 
provides exactly this style of development.  The plan goals and the implementation strategy 
ask that new residential development in the downtown area be supported.  We believe the 
proposed redevelopment effort is in complete concert with the Towers Area Market Study 
2020. 
 
Redevelopment Effort 
The existing retail facility was constructed around 1964 to accommodate Prange’s 
department store.  Upon the construction of the Wausau Mall on the South end of 3rd 
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Street, retail operations at the North end of 3rd Street became less viable.  The building 
transitioned into office suites being home to two state agencies and various professional 
services. The aged, under-utilized parking field and dated architecture of the facility leave 
few attractive revitalization options for the existing facility.  Beacon Resources wishes to 
demolish the existing building to accommodate new facilities.  The current plan anticipates 
removing the existing building, leaving the floor slab in place during site reconstruction 
efforts using the floor slab to stage building materials.  The floor slab would be removed 
and the site restored following the grant of an occupancy permit for the proposed building. 
 
Proposed Development 
The Project consists of the construction of a 7-story adult housing complex.  The 
residential tower grade level contains lobby and amenity spaces and covered parking. 
Apartment units on Levels 2-6 with additional amenity spaces with exterior terraces on 
levels 2 and 7 with exterior patio spaces over the roof below. 
 
The residential units include a mix of one-bedroom, one-bedroom + den, two-bedroom, 
two-bedroom + den, three-bedroom, and penthouse units.  At least one unit will be 
designated as a guest unit for residents.  
 
95 residents secured parking stalls, and 13 enclosed guest stalls are at grade level. EV 
charging stations will be made available for use in the parking garage. Additionally, there 
are 10 surface parking stalls provided for public use. 
 
Residential Amenities are planned for several levels of the building. The potential 
amenities Include: 
▪ Residence Lobby 
▪ Leasing Center 
▪ Mail Room, Package Room 
▪ Bike Storage with a Bike Repair Station 
▪ Pet Wash and Pet Run 
▪ Lounge and Coffee Bar 
▪ Demonstration/Catering Kitchen with Lounge Dining 
▪ Makers Space 
▪ Crafts Room 
▪ Library & Puzzle room 
▪ Club Room and Game Room 
▪ Storage Lockers 
▪ Exterior landscaping with residents only patio with grilling and seating areas. 
 
The building will be built with Type IA non-combustible construction including concrete 
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REI No.

CHKDBYISSUANCEDATE

PHONE: 715.675.9784,FAX: 715.675.4060
WAUSAU, WISCONSIN  54401

4080 N. 20th AVENUE

SHEET

REI Engineering, INC.

ENGINEERING, SURVEYING
CIVIL & ENVIRONMENTAL

EMAIL: MAIL@REIengineering.com
NORTH 1st STREET
WAUSAU, WISCONSIN

4681B20 400

SCALE PROPOSED INDEPENDENT LIVING FACILITY

EXH-1

NOTE:
NORTH LOT LINE HAS 10' BUILDING SETBACK
ALL OTHER LOT LINES HAVE 0' SETBACK

NOTE:
A MINIMUM DISTANCE OF 10-FEET WILL
BE MAINTAINED BETWEEN THE PRINCIPLE
BUILDING AND THE FUTURE LOT LINE.
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STAFF REPORT 

To: Plan Commission 

Prepared By: Brad Lenz, AICP, City Planner 

 Date: February 18, 2026 

REQUESTED ACTION: 

Conditional Use Permit at 731 N. 1st Street 
(Meeting One – Public Hearing) 

 

LOCATION: 731 N. 1st Street 

APPLICANT: Beacon Resources, LLC  

ZONING DISTRICT: Downton High-Rise Mixed Use (DRMU) 

Intent. This district is intended to permit both large- and small-
scale established commercial and institutional development at 
an intensity which provides significant incentives for infill 
development, redevelopment, and the continued economic 
viability of existing development. The district is also intended to 
act as a buffer between the historic and high-rise characteristics 
of the Central Business District and the lower-density 
residential neighborhoods surrounding it, however minimum 
height, maximum parking, and minimum setbacks will be 
required. These requirements will facilitate higher density 
development than the existing buildings within the district. 
Residential uses are intended to occur at a minimum 
approximate density of ten dwelling units per acre. 

EXISTING LAND USE: Office and parking 

REQUESTED CONDITIONAL 
USE: 

Apartments 37+ Units 

COMPREHENSIVE PLAN: Chapter 3 – Housing 

• Encourage a variety of housing types throughout the city 
• Continue efforts to expand the housing opportunities 

available within the Central Business District 

Chapter 8 - Downtown 

• Site is identified as a redevelopment site 
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• Support investment in downtown Wausau as an 
economic engine for the city 

• Support a variety of uses, including high-density 
residential uses 

City Center Transect 

The City Center is the most urban/dense transect, reflective of a 
typical downtown environment that includes a mix of uses at a 
relatively high density.   

OTHER PLANS: 2022 Wausau Metropolitan Area Housing Assessment  

Actively pursue new construction of housing of all types and 
prices  

Housing for Older Adults Report 2026 

Demand for 771 independent living units for people 55 and older 
(predominantly renter-occupied) by 2040 

BACKGROUND: 
The proposed project is a 70-unit, seven story multi-family residential building.  It would be geared 
towards people 55+ years old, and be synergistic with a number of existing and planned 
developments in the immediate area.  The building would include enclosed parking and a variety of 
amenities for residents.  Please see the attached documents for more information.     

While the Downtown High-Rise Mixed-Use District (DRMU) does not have a maximum building 
height or number of stories, an apartment building with 37+ units requires a conditional use permit.   
The conditional use permit procedure and standards are detailed below.  

CONDITIONAL USE PROCEDURE: 
The City of Wausau Zoning Code requires two Plan Commission meetings prior to making a ruling: 

1st meeting: Public Hearing, no action.  
2nd meeting: Staff report available, final action taken. 

 
This is the first meeting to collect comments from the public hearing. 
 
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 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)). 

 
 

 

 

 

Page 24 of 33



3 
 

REVIEW AND ACTION  
 
FINDINGS 
 
In reviewing and taking final action on a proposed conditional use permit, the Plan Commission 
shall consider whether the proposed use: 
 

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

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

(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. 

(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. 
 

SUBSTANTIAL EVIDENCE FROM THE PUBLIC HEARING 
To be determined after the Plan Commission Public Hearing on February 18th 

STAFF RECOMMENDATION 
Will be made available at the next Plan Commission meeting 

ACTION 
Upon receiving a Findings Report from staff at the next meeting, the Plan Commission may:  

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