
 

 

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

Meeting:  PLAN COMMISSION  
Members:  Tipple (C), Rosenberg, Valitchka, Oberbeck, Bohlken, Gisselman 
Location:  Common Council Chambers, 407 Grant Street. 
Date/Time:  Tuesday, August 19, 2014 at 5:00 p.m.    
  
 

 
1. Approve the minutes of the July 15, 2014 and August 12, 2014 meeting. 
 
2. PUBLIC HEARING: Approve a conditional use at 1015 North Sixth Street to allow for a massage therapy 

school in a professional building with licensed professionals, in a B2, Community Services District (Pagel). 
 

3. PUBLIC HEARING: Approve a conditional use at 707 North Third Street to allow for three illuminated wall 
signs to be located in a R4, General Residence District (Fish). 

 
4. PUBLIC HEARING: Approve a conditional use at 2800 Stewart Avenue to allow for a retail establishment in 

excess of 7,000 square feet of floor area, in an IB, Interchange Business District (Ghidorzi). 
 

5. PUBLIC HEARING: Rezone 1100 South Twenty Fifth Street from R1, Single Family Residence, to UDD, 
Unified Development District and approve the General Development Plan to allow for a 72 unit multi-family 
residential development (Wood). 

 
6. Discuss update to the Wausau Comprehensive Plan. 

 
7. Future agenda items for consideration. 
 

Adjourn 
 
 
 
 
 

COMMITTEE CHAIRPERSON: MAYOR JAMES E. TIPPLE 
 

Questions regarding this agenda may be directed to the City Planning Office @ (715) 261-6760. 
 

This Notice was posted at City Hall and faxed to the Wausau Daily Herald newsroom at 1:45 p.m. on August 12, 2014. 
 
It is possible that members of, and possibly a quorum of members of, other committees of the Common Council of the City of Wausau may be in 
attendance at the above-mentioned meeting to gather information.  No action will be taken by any such group(s) at the above-mentioned meeting other 
than the committee specifically referred to in this notice. 
 
Distribution: Wausau Daily Herald, City Pages, Common Council, Department Heads, Plan Commission, Hebert, Lenz, DeSantis, Parks 
Dept., County Planning, Pagel, Fish, Ghidorzi, Wood 
      
Please note that upon reasonable notice efforts will be made to accommodate the needs of disabled individuals through appropriate aids and services. 
For information or to request this service, please contact the City Clerk, 407 Grant Street, Wausau WI 54403, phone 715-261-6620.  



PLAN COMMISSION 
  
 
Time and Date:  The Plan Commission met on July 15, 2014, at 5:00 p.m. in the Common Council 

Chambers of Wausau City Hall.   
 
Members Present: Tipple, Rosenberg, Oberbeck, Gisselman 
 
Others Present:  Leher, Lenz, Hebert, DeSantis, Detert 
 
In compliance with Chapter 19, Wisconsin Statutes, notice of this meeting was posted and transmitted to 
the Wausau Daily Herald in the proper manner. 
 
Tipple called the meeting to order at approximately 5:00 p.m. noting that a quorum was present. 
 
Approve the minutes of the June 17, 2014 meeting. 
 
Rosenberg motioned to approve the minutes of the June 17, 2014 meeting.  Gisselman seconded, and the 
motion carried unanimously 4-0. 
 
PUBLIC HEARING: Approve a conditional use at 725 Woods Place for construction of a 100-foot  
by 116-foot privately owned airplane hangar in the eastern portion of Wausau Downtown Airport,  
in an R-2, Single Family Residence District (Borysenko). 
 
Dan Detert from REI spoke on behalf of Borysenko.  He said he was there to answer any questions.  
Tipple closed the public hearing. 
 
Lenz said the construction of the proposed hangar in an R-2 would require a conditional use permit.  In 
the past there have been two conditional use permits approved for a hangar, the first was approved in 
2003 for an 80’ x 80’ hangar.  The hangar for Mr. Kocourek has never been built.  The current private 
hangar is bigger than previous versions and is being proposed in the same location.  The Finance & 
Airport Committee have already approved it.  In previous discussions for a hangar in this location there 
was no opposition to the proposal.  Site plans and renderings of the hangar are included in the packet.  
Staff does not see any major issues with the proposal. 
 
Rosenberg motioned to approve the conditional use permit at 725 Woods Place.  Oberbeck seconded, and 
the motion carried unanimously 4-0. 
 
This item will go to Common Council on August 13, 2014. 
 
PUBLIC HEARING: Approve a request to amend the general development plan at 1610 Sheridan  
Road to allow for the construction of a parking area for moving vehicles in an existing Unified  
Development District (Leher). 
 
Leher stated that the address is now 1015 South 17th Avenue.  He needs the driveway to allow Wisconsin 
Public Service trucks to go through and he would like to extend the width of the road another 23 feet.  
Leher would black top this section to allow for parking spaces.   
 
Bob Frenkel, 1010 South 16th Avenue, spoke against the approval of the amendment to allow for a 
parking area and more specifically access to Sheridan Road from that parking lot.  According to the 
original plans, “The northern 2/3 of the lot would be used for an auto repair business and the southern end 
will remain undeveloped.”  This new amended plan has access to Sheridan Road and a potential U-Haul 
site.  It is adjacent to a residential neighborhood which has already seen an increased amount of traffic on 
15th Avenue and Sheridan Road as delivery trucks and cars access parking lots on Sheridan Rd.  The 
access to Sheridan Road provides an easy route to move vehicles around the block using 16th Avenue.  
Other issues not addressed are snow removal and potential rainwater runoff.  He submitted a petition from 
the people against the proposed amendment to allow access to Sheridan Road.   
 
Sherry Abitz, 1201 South 7th Avenue, District 10 representative.  She is in favor of completing this 
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proposal.  When plans were created for this area, only a portion was for Thunder Lube and the other 
portion would be designed to allow for a second business.  Throughout this long process, several changes 
have taken place.  Leher had to move the building location forward to allow Wisconsin Public Service 
trucks to get to the electrical wiring in case of a storm.  Ann Werth decided that another area could supply 
a second business if needed and Leher considered having a U-Haul service.  Since opening, Leher has 
now decided he will not be utilizing that service for U-Haul and instead needs the space for employee 
parking.  His business has already increased in the three weeks since he has opened and he doesn’t have 
enough space for customers to park their cars and leave them to be serviced.  Abitz said that Leher would 
like to pave this area and it has been designed to prevent water from flowing into other lots.  The other 
businesses on both sides, the one on Rosecrans and the one on Sheridan Road have entrances that are the 
same as Leher’s to allow for parking.  Abitz asked that Leher be allowed to complete this project so he 
can have parking for his employees. 
 
Gordon Berna, 1600 Sheridan Rd, said he is opposed to the entryway to Sheridan Road.  The initial plan 
was for an auto repair shop, now there are all these changes and they were never notified.  They voted on 
the drawing and everyone agreed on it but now there are different drawings, where did they come from 
and asked who okayed it.   
 
John Sorenson, 1605 Sheridan Road, is highly opposed to this parking lot.  Originally it was a UDD 
which doesn’t allow for a car repair business or gas stations.  Now they have an auto repair that was 
supposed to be 2/3 of the property.  There have been changes all along the way that no one has been 
notified of, none of the adjoining property owners.  He said he doesn’t think that is very right and doesn’t 
know who authorized Leher to go forward.  Sorenson said he thinks Leher has a mentor who is giving 
him information and wants to know who it is.  He said this is a residential area and he has lived there for 
14 years.  Originally this was designed to be a professional building because this area wasn’t considered 
large enough for a service business.  There were two proposals from two different companies for this 
business but the city decided against it.  Sorenson said the elevation was changed from the existing plan.  
He said the general plan is for the first set of prints and any changes need to be made to the general plan 
before excavation can take place.  Sorenson said the location of the garbage was moved from the north 
side to the south side, and asked who authorized that.  Also said there was a fence built and he thought 
fences should be 3’ from a property line, wasn’t sure if that was correct.  The fence does not have a 3’ 
offset and asked who would clean the space between the fence and the resident’s property.  Sorenson 
asked the commission to look at this before making decisions because a lot of things have happened that 
aren’t right.  He said there isn’t a catch basin in that area for drainage.  Sorenson asked the commission to 
inspect this place before making a decision. 
 
Ann Werth, Community Development Director for the city of Wausau and gave some background.  When 
the bridge was put on 17th Avenue, the city and the county worked together and the city received the 
remnant pieces of property and worked with the county on this block.  Originally the plan was to build a 
group home with North Central Health Care but 17th Avenue became very commercialized.  They held a 
couple public hearings on this property and met with the neighbors at Wisconsin Public Service and took 
out a long term UDD with city planner Joe Pribanich that showed the potential for a building with 1 or 2 
offices with a parking lot on the north side and one on the south side of the building.  They were 
approached by Thunder Lube looking at another property and now this is back on the tax rolls with an 
outstanding building and landscaping that meets all the terms of the agreements he had.  When Leher met 
with the architect they worked to save a tree on the property and Wisconsin Public Service required 
enough room for a truck to drive through.  Werth said this is a growing business and asked that Thunder 
Lube be allowed extra parking on the south side of the property.   
 
Frenkel spoke again that the site analysis should have been done, this business was moved to this location 
and it wasn’t an improvement.  This puts other people in a quandary and the parking lot should not have 
access to Sheridan Road. 
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Abitz spoke again and said the veterinarian office off of Sheridan Road spoke with Leher about the 
drainage and water flow from rain and the owner doesn’t have any issues with this potential parking lot 
and isn’t concerned about the drainage.  The owner also isn’t concerned about additional traffic with the 
opening of Thunder Lube.   
 
Sorenson added that there was not a catch basin and the building was sitting on a dome so the water 
would run down to Sheridan and the veterinarian.  He said the gravel from the road base is already 
washing into the street. 
 
Dr. Elizabeth Arnold, owner of Marathon Animal Hospital at 1025 South 17th Avenue, said she spoke 
with Leher about water runoff.  She said that Leher had his engineer design the water runoff to the grass 
on his property.  Arnold asked Leher to explain this further. 
 
Leher had Bill Meyer, a civil engineer, design his parking lot to drain internally with catch basins.  He 
paid a lot of money to have this designed.  He is required to have a 20’ road for Wisconsin Public Service 
and simply wants to add blacktop to it adding 23’ which will have water runoff to his green area and 
towards 17th Avenue.  He stated that the engineering department looked at his plans. 
 
Hebert verified that the engineering department reviewed Bill Meyer’s site plans and they were approved.  
Hebert confirmed that there were catch basins within the building and there are catch basins in the street.   
 
Leher said that this has all been thought out and nothing should get flooded. 
 
Tipple asked Lenz to give some additional information. 
 
Lenz said originally public hearings were held for the general plan and precise implementation plan 
before construction of Thunder Lube.  There were changes made from the original proposal when Leher 
had small modifications including moving the dumpster.  The location of the building also shifted.  The 
site amendments were meant to conserve a large tree and improve the circulation in the parking lot and 
development of the site.  These site modifications came to Plan Commission as a precise plan amendment 
and it was decided agreed by the commission that this was not significant enough to require a public 
hearing.  Staff felt the current proposal was significant and warranted a public hearing – property owners 
in a 200’ buffer were notified, even though only a 100’ buffer is required.  The plans for a proposed 
parking lot have not been approved yet, that is why this public hearing is being held.  The UDD is a 
special district and really any use can be approved.  This plan was approved for the current use.  Leher 
had emailed staff to propose the U-Haul parking which would be a different use and required an 
amendment to the general plan.  Since this is a UDD there is more flexibility for other uses.  Lenz asked 
Leher if he still planned to use the parking for U-Haul. 
 
Leher said he needs more parking than what he had expected, initially he thought about adding U-Haul 
for additional income.  However he needs this parking for customers and no longer needs approval for U-
Haul parking.  Leher hasn’t been in contact with U-Haul and might not have room to add it. 
 
Hebert stated that in a commercial development that is near a residential area, the zoning code requires a 
certain amount of screening with a fence or natural vegetation to act as a buffer.  The solid fence meets 
the requirement for screening this area.  There is not a required setback for this fence and it is a 
maintenance free fence so can be adjacent to the property line.  Hebert met onsite with the contractor and 
owner and they verified the locations. 
 
Oberbeck asked if there was a requirement for internal storm drainage.  He asked if there is a grassy area 
for the water draining and would a potential sidewalk have an issue with water runoff.  He asked if the 
parking lot would need to be torn up if storm drainage would be added. 
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Hebert said this site doesn’t require storm water review because it’s less than one acre.  Engineering staff 
did review the site plan for drainage but did not look at this newest proposal.  Internal drainage could be 
extended to the Sheridan Road storm water if needed since blacktop hasn’t been done. 
 
Oberbeck didn’t think the whole site was going to be for one development and asked Werth if Thunder 
Lube owns the entire site. 
 
Werth stated that the entire area was deeded to Thunder Lube.  Initially a coffee shop could work in there 
or another business because the original UDD showed two business.  The entire block was sold to Leher 
and he initially thought about adding a business.  He worked with Mudrovich to save the tree and asked 
about adding U-Haul as the second business which is why this came to Plan Commission.  The site is big 
enough to add a second business but Thunder Lube is growing. 
 
Oberbeck asked what zoning is required for U-Haul. 
 
Hebert verified that it would be a permitted use in a B-3. 
 
Oberbeck asked what the zoning was before it became a UDD. 
 
Lenz said it was probably residential before 17th Avenue was redone but commercial zoning has popped 
up along the street. 
 
Werth said that when 17th Avenue was reconstructed it was houses along this block.  The houses were 
bought up leaving two behind.  When this area became commercial, they rethought the plans for putting 
in a residential group home.  They held meetings with the neighbors and looked at having a commercial 
development there with parking on both north and south sides.  A few years ago Taco John’s wanted to 
go in there but the neighborhood didn’t want a fast food place with lights on until 10:00 at night so it 
didn’t go through.  The Community Development Authority, not the city, sold this property to Leher. 
 
Tipple asked to clarify that there was not a current plan for U-Haul so if Leher wanted to add U-Haul he 
would need to request another amendment from the Plan Commission. 
 
Lenz said that if the Plan Commission takes the U-Haul out of the approval, Leher would need to come 
back to Plan Commission in the future.  It seems that Leher needs the parking lot for his own business so 
a use would need to come before Plan Commission. 
 
Gisselman motioned to approve the amendment of the general plan at 1015 South 17th Avenue, seconded 
by Oberbeck. 
 
Oberbeck said there was quite a bit of opposition to this plan due to fencing and the use.  He said he’d 
like to find a compromise how to work within the neighborhood.  He said the plans didn’t show much 
detail about the layout and what landscaping would be.  He’d like to see more detail about what is being 
proposed in this plan regarding the fence, grassy area and landscaping.  The petition is signed by several 
residents and should be addressed.   
 
Leher said the landscaping and fencing is done, the only thing he is waiting for is to blacktop the piece of 
parking lot that is road base.  It’s about 43’ wide by 40’ long.  He has about nine cars for employees and 
would like to have parking for his customers.   
 
Oberbeck is concerned with putting asphalt all the way to the road and being able to part in the right of 
way.   
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Leher said other businesses like Happy Mac has parking setup this way and he will have parking lines.  
He wanted to have a grassy area but the landscaper warned him that it would get torn up with the plows.  
Instead of always replacing the grass he wants to blacktop to the end so it looks nicer.   
 
Oberbeck asked Hebert about requirements for improvements in the right of way in aprons and 
approaches.   
 
Hebert said what is in place right now, the green areas, parking and building, has already been approved.  
He said the first 20’ of gravel area is approved; initially it was approved to have the rest of the area be 
grass.  If the amendment is not approved, Leher would be required to leave it as grass and gravel.  Hebert 
said that Leher requested the approval to pave this.   He said that previously businesses, such as the 
prosthetics and orthotics guy to the north, were able to pave along the right of way.  As long as parking is 
off the right of way, it has been past practice to approve that.  The minimum standard is 10’ which Leher 
has more than that with the green space. 
 
Lenz said the general plan would be to allow the new parking area that wasn’t shown on the original 
general plan.  The general plan should still have a vote on whether to allow the new parking.  The precise 
plan is for specific site modifications.  If the commission wanted to add conditions to the parking lot such 
as landscaping or widths of drive aisles, those could be addressed in the precise plan.  If approved, both 
the general and precise plans should be amended. 
 
Tipple asked if nothing was done, the area would remain gravel. 
 
Hebert said they would have a 20’ strip of gravel and the rest would be grass.   
 
Gisselman clarified that U-Haul is not part of the motion which Tipple said that it is not part of the 
motion.   
 
Gisselman amended the motion to state that it does not include the U-Haul business.  Oberbeck seconded, 
and the motion carried unanimously 4-0. 
 
This item will go to Common Council on August 13, 2014. 
 
Amend the Precise Implementation Plan for 1610 Sheridan Road to allow for site modifications  
for the proposed parking area (Leher). 
 
Tipple corrected the address to 1015 South 17th Avenue. 
 
Hebert said this is where analysis of water runoff could be added and he recommended that staff work 
with Leher as a conditional approval to amend the precise implementation plan. 
 
Gisselman motioned to approve the amendment to the precise implementation plan with the condition that 
staff work with Leher regarding analysis of water runoff, seconded by Oberbeck. 
 
Oberbeck said with the striping it appears there will be double parking with the street. 
 
Leher said parking lines will change since he had to add grass.  He will put angled parking in. 
 
Oberbeck asked if there could be a buffer to prevent parking all the way to the street and create screening 
to buffer from cars in the parking lot. 
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Leher said parking will be angled on both east and west sides.  He said he could put in rock and bushes. 
 
Lenz said the plan that was submitted showed perpendicular parking to the road and asked what the most 
recent plan was. 
 
Leher said he can revise the parking lines and the landscaping to add a buffer for the neighborhood. 
 
Werth will work with Leher to revise the aesthetics in the neighborhood. 
 
Oberbeck asked residents if this would soften the impact to the neighborhood. 
 
Frenkel said he appreciated the landscaping, but the 2/3 of a fence on his property and having access to 
Sheridan is still an issue. 
 
The motion carried unanimously, 4-0.  This item will go to Common Council on August 13, 2014. 
 
Discussion and possible action on an Amendment to the Official City Map to establish the new 
exterior lines of the realignment of Bridge Street from Westwood Drive to 28th Avenue and Pine 
Ridge Boulevard from Plaza Drive to Bridge Street.  (This item was postponed from the May 8 and 
June 12, 2014 meetings.) 
 
 
This item was pulled from the agenda.  At the CISM meeting on July 10, 2014, this item was pulled from 
the agenda.  
 
Future agenda items for consideration. 
 
Lenz said the comprehensive plan proposal from the Northcentral Regional Planing Commission will be 
covered at the next meeting in August. 
 
Tipple asked members to give advanced notice if they will be unable to attend meetings. 
 
Adjourn.             
 
Rosenberg moved to adjourn, seconded by Gisselman.  Motion carried unanimously 3-0 and the meeting 
adjourned at 5:50 pm. 
 
The Plan Commission is next scheduled to meet at 5:00 pm on Tuesday, August 19, 2014. 
 
 
2014PCmin7.15 



PLAN COMMISSION 
  
 
Time and Date:  The Plan Commission met on Tuesday, August 12, 2014, at 5:00 p.m. in the 

Common Council Chambers of Wausau City Hall.   
 
Members Present: Bohlken, Gisselman, Oberbeck, Rosenberg, Tipple, Valitchka 
 
Others Present:  Kent Olson, Lenz, Hebert, DeSantis, Jacobson 
 
In compliance with Chapter 19, Wisconsin Statutes, notice of this meeting was posted and transmitted to 
the Wausau Daily Herald in the proper manner. 
 
Tipple called the meeting to order at approximately 5:00 p.m. noting that a quorum was present. 
 
PUBLIC HEARING:  Rezone 3515 Stewart Avenue from R4, General Residence District, to B3, 
General Commercial District (Olson) 
 
Kent Olson, 601 Forest Street, said he has an accepted offer to purchase the former Stettin school building 
and they have a few hurdles to finish up this week but so far the offer and the project is a go.  This 
building facility will be a service facility, very similar to their existing facility, along with a carwash for 
their clients and a restaurant, to be announced very soon, is also included.  They’ve met with the city as 
far as the site development and storm water management.  Olson just got an email this afternoon that the 
building is 15,300 square feet with room to expand another 6,000 feet in the future.   
 
Lenz said this item is for rezoning of the property and the City has been working with Olson on other 
aspects of the development including request through the Finance and Economic Development 
Committees.  This item is just for rezoning of the property which is currently an R4 but is surrounded by 
commercial zoning districts.  There are B3 districts on either side of it and across the street is a B2 and the 
UDDs across Stewart Avenue are used commercially.  To the south is State Highway 29.  The uses on 
Stewart Avenue are commercial along the corridor and some have changed from residential so zoning to 
commercial seems to make sense.  The proposed uses for an automotive service center includes incidental 
uses such as a commercial carwash, which is not a retail carwash where people can come in and plug it 
with quarters.  The restaurant is also an accessory use, which is permitted in this district anyway.  This is 
a rezoning to a B3 without any conditional uses.  Staff recommends approval.   
 
Rosenberg motioned to approve the rezoning at 3515 Stewart Avenue.  Bohlken seconded, and the motion 
carried unanimously 6-0. 
 
This item will go to Common Council on August 13, 2014. 
 
Amending the precise implementation plan for 713 Grant Street to allow for a building addition to 
an existing business (Hiawatha) 
 
 
Lenz stated that in the packet there is a floor plan and site plan for the Hiawatha along with a zoning map 
which shows it is a Unified Development District.  The boundaries for this property recently changed 
expanding it to the west to make it larger.  This is a minor amendment to the UDD zoning to add onto the 
southwest side of the building, largely for functional space.  The addition will be for storage and 
relocating a cooler as well as adding stairs.  Staff felt this was a minor amendment and doesn’t warrant a 
public hearing for this change.  Staff recommends that the precise plans be amended as presented. 
 
Valitchka motioned to approve the amendment of the precise implementation plan for 713 Grant Street.  
Rosenberg seconded, and the motion carried unanimously 6-0. 
 
This item will go to Common Council on August 13, 2014. 
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Adjourn.             
 
Tipple reminded the commission that the regular Plan Commission meeting is next week Tuesday, 
August 19, 2014.   
 
Valitchka apologized to the commission that his schedule has been such that he has missed about three 
meetings in a right of way being out of town.  He said it’s not his intention to miss meetings but he will 
miss the meeting on August 19, 2014 for the same reason.   
 
Tipple thanked Valitchka for the information and asked members to give advanced notice if they will be 
unable to attend meetings to avoid issues with quorum. 
 
Valitchka moved to adjourn, seconded by Rosenberg.  Motion carried unanimously 6-0 and the meeting 
adjourned at 5:10 pm. 
 
The Plan Commission is next scheduled to meet at 5:00 pm on Tuesday, August 19, 2014. 
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STAFF REPORT 

 
TO:  City of Wausau Plan Commission 
 
FROM: Brad Lenz, City Planner 
 
DATE:  August 13, 2014 
 
 

GENERAL INFORMATION 
 

APPLICANTS:  Randy Pagel  
     
LOCATION:   1015 N. 6th Street 
       
EXISTING ZONING:  B2, Community Service District  
 
REQUESTED ZONING: Conditional Use  
 
PURPOSE: To allow for a message therapy school with licensed professionals in an existing 

office building.  In the B2 District, “schools, music, dance, business, 
commercial or trade” may be allowed by conditional use.   

 
EXISTING LAND USE: An insurance company currently occupies a portion of the 

commercial building.   
 
SIZE OF PARCEL:  0.2 acres 
 
SURROUNDING ZONING AND LAND USE: 
 

North: B2, Community Service District; Office building (1101 N. 6th 
St) and single-family home (608 Adams St) 

South: B2; Beauty shop 
East:   R2, Single Family Residence District; Single Family homes 
West:   R3, Two Family Residence District; Parking lot (1018 N. 6th 

St) and single-family home (1016 N. 6th St)   
 
See attached Zoning Map 
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ANALYSIS 
 
From Wausau Municipal Code 23.72.060, no conditional use shall be recommended by the city 
plan commission unless the commission finds: 
 

(a) That the establishment, maintenance, or operation of the conditional use will not be 
detrimental to or endanger the public health, safety, morals, comfort, or general welfare; 
 
(b) That the conditional use will not be injurious to the use and enjoyment of other  
property in the immediate vicinity for the purposes already permitted, nor substantially 
diminish and impair property values within the neighborhood; 
 
(c) That the establishment of the conditional use will not impede the normal and orderly 
development and improvement of the surrounding property for uses permitted in the 
district; 
 
(d) That adequate utilities, access roads, drainage and/or necessary facilities have been 
or are being provided; 
 
(e) That adequate measures have been or will be taken to provide ingress and egress so 
designed as to minimize traffic congestion in the public streets; and 
 
(f) That the conditional use shall, in all other respects, conform to the applicable 
regulations of the district in which it is located, except as the regulations may, in each 
instance, be modified by the common council pursuant to the recommendations of the city 
plan commission. 

 
A portion of the subject property is currently being used commercially by an insurance agency.  
The proposed massage school would move into unoccupied space in the building.  The proposed 
use is similar in character and intensity to an office use and other uses permitted in the B2 zoning 
district.  Staff does not feel the proposed use would be injurious to surrounding property owners 
or to the general public’s health, safety, or welfare – especially since other uses permitted in the 
district could potentially generate more negative side effects than the proposed massage school.  
Attached to the staff report is a description of the proposed use of the property submitted by the 
petitioner.  Letters of support are also attached.  At the time of this report, staff had not received 
any complaints against the proposed use.   
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STAFF REPORT 

 
TO:  City of Wausau Plan Commission 
 
FROM: Brad Lenz, City Planner 
 
DATE:  August 13, 2014 
 
 

GENERAL INFORMATION 
 

APPLICANTS:  Chris Fish, Graphic House, Inc.  
     
LOCATION:   707 N. 3rd Street  
       
EXISTING ZONING:  R4, General Residence District  
 
REQUESTED ZONING: Conditional Use  
 
PURPOSE: To allow for new signage for the YMCA.  In the R4 District, signs for public, 

municipal, educational and cultural institutions may be allowed with 
a conditional use permit through plan commission.     

 
EXISTING LAND USE: YMCA   
 
SIZE OF PARCEL: 2.26 acres 
 
SURROUNDING ZONING AND LAND USE: 
 

North: R4, General Residence District; Religious institution 
South: B4, Central Business District; Parking lot and assorted 

commercial 
East:   R4 and UDD, Unified Development District; Religious and 

cultural institutions, mixed office and residential use (404 
Franklin St) 

West:   B4 and B2, Community Service District; Office and other 
commercial uses  

 
See attached Zoning Map 
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ANALYSIS 
 
From Wausau Municipal Code 23.72.060, no conditional use shall be recommended by the city 
plan commission unless the commission finds: 
 

(a) That the establishment, maintenance, or operation of the conditional use will not be 
detrimental to or endanger the public health, safety, morals, comfort, or general welfare; 
 
(b) That the conditional use will not be injurious to the use and enjoyment of other  
property in the immediate vicinity for the purposes already permitted, nor substantially 
diminish and impair property values within the neighborhood; 
 
(c) That the establishment of the conditional use will not impede the normal and orderly 
development and improvement of the surrounding property for uses permitted in the 
district; 
 
(d) That adequate utilities, access roads, drainage and/or necessary facilities have been 
or are being provided; 
 
(e) That adequate measures have been or will be taken to provide ingress and egress so 
designed as to minimize traffic congestion in the public streets; and 
 
(f) That the conditional use shall, in all other respects, conform to the applicable 
regulations of the district in which it is located, except as the regulations may, in each 
instance, be modified by the common council pursuant to the recommendations of the city 
plan commission. 

 
Signs designating public or municipal institutions such as churches, city hall, public museums, 
schools, etc. may be allowed in a residence district subject to issuance of a conditional use 
permit.  The zoning code does not give standards for these types of signs, other than that they 
may be freestanding and shall be set back at least fifteen feet from the property line.  The 
proposed signs would be mounted on the new north façade of the building and above a new 
entrance on the east side of the building.  The signs would be set back much further than 15 feet, 
and would not face directly towards any single-family homes.  The proposed signs would be wall 
mounted and would therefore not project higher than the building.  The signs appear to be 
proportionate to the building and are of the same general character as other such signs (e.g., for 
educational institutions) that have been approved in residential districts in the past.     
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STAFF REPORT 
 

TO:  City of Wausau Plan Commission 
 
FROM: Brad Lenz, City Planner, and Lauryn Erdman, Planning Assistant 
 
DATE:  August 13, 2014 
 
 

GENERAL INFORMATION 
 

APPLICANTS:  Charles Ghidorzi, Ghidorzi Companies, Inc.  
     
LOCATION:   2800 Stewart Avenue  
       
EXISTING ZONING:  IB, Interchange Business District  
 
REQUESTED ZONING: Conditional Use  
 
PURPOSE:   To allow for a retail establishment in excess of 7,000 square feet of 

floor area.  In the IB District, retail stores are permitted under 7,000 
feet, but would require a conditional use permit to have no limit on 
floor area.     

 
EXISTING LAND USE: Vacant commercial land 
 
SIZE OF PARCEL:  8.8 acres 
 
SURROUNDING ZONING AND LAND USE:  (See attached Zoning Map) 
 

North: R1, Single Family Residence District; Single Family Homes 
South: IB, Interstate Business District; Convenience store (2950 

Stewart Avenue) and Retail establishment (2801 Stewart 
Avenue) 

East:   IB, Interstate Business District and B2, Community Service 
District; Stewart Center (2600 Stewart Avenue) and Three K 
Enterprises (2712 Stewart Avenue) 

West:   B2, Community Service District; Financial institution (611 S. 
32nd Avenue) and Medical office (601 S. 32nd Avenue) 
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ANALYSIS 
 
From Wausau Municipal Code 23.72.060, no conditional use shall be recommended by the city 
plan commission unless the commission finds: 
 

(a) That the establishment, maintenance, or operation of the conditional use will not be 
detrimental to or endanger the public health, safety, morals, comfort, or general welfare; 
 
(b) That the conditional use will not be injurious to the use and enjoyment of other  
property in the immediate vicinity for the purposes already permitted, nor substantially 
diminish and impair property values within the neighborhood; 
 
(c) That the establishment of the conditional use will not impede the normal and orderly 
development and improvement of the surrounding property for uses permitted in the 
district; 
 
(d) That adequate utilities, access roads, drainage and/or necessary facilities have been 
or are being provided; 
 
(e) That adequate measures have been or will be taken to provide ingress and egress so 
designed as to minimize traffic congestion in the public streets; and 
 
(f) That the conditional use shall, in all other respects, conform to the applicable 
regulations of the district in which it is located, except as the regulations may, in each 
instance, be modified by the common council pursuant to the recommendations of the city 
plan commission. 
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Department of Public Works                        Brad Lenz, AICP 
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STAFF REPORT 
 

TO:  City of Wausau Plan Commission 
 
FROM: Brad Lenz, City Planner 
 
DATE:  August 13, 2014 
 
 

GENERAL INFORMATION 
 

APPLICANTS:  Thomas Wood  
     
LOCATION:   1100 S. 25th Street   
       
EXISTING ZONING:  R1, Single Family Residence District  
 
REQUESTED ZONING: UDD, Unified Development District 
 
PURPOSE: To allow for a 72-unit multi-family residential development, immediately south of 

the existing Mountainside Estates.     
 
EXISTING LAND USE: Vacant   
 
SIZE OF PARCEL: 12.45 acres 
 
SURROUNDING ZONING AND LAND USE: 
 

North: UDD, Unified Development District; Multi-family residences 
South: Transitional Ag (Town of Wausau); Single-family residence 

(2302 Townline Rd) and vacant residential property 
East:   Transitional Ag (Town of Wausau); Single-family residence 

(1285 S. 25th Ave) and vacant residential property 
West:   R1, Single Family Residence District, and UDD, Unified 

Development District; Vacant single-family lots, and a multi-
family senior housing development.    

(See attached Zoning Map) 
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ANALYSIS 
 
From Wausau Municipal Code 23.65.040, the approval of a unified development proposal shall 
be based upon determination as to compliance with the following criteria: 
 

a) That the proposed development is consistent with the spirit and intent of these 
regulations, has been prepared with competent professional advice and guidance and 
produces significant benefits in terms of improved environmental design to justify the 
application of the unified development concept; 

b) That the site development plan reflects sensitive consideration of the physical nature of 
the site with particular concern for conservation of natural features, preservation of open 
space and careful shaping of terrain to minimize scarring, and insures proper drainage 
and preservation of natural terrain wherever appropriate; 

c) That the general character and intensity of use of the development produces an attractive 
environment appropriate to the uses proposed, and is compatible with existing 
development in the surrounding area and with general community development plans 
and policies; 

d) That the development can be provided with appropriate municipal services and would 
not conflict with or cause overload on such facilities as schools, highways, police, fire or 
utility services; 

e) That proposed design standards provide adequately for practical functioning and 
maintenance, based on actual functional need, in terms of circulation, parking, 
emergency services, delivery services and snowplowing; 

f) That adequate provision has been made to insure proper maintenance and preservation 
of any common areas provided for the recreation and esthetic enhancement of the 
development.  
 

At this time, the petitioner is seeking approval of only the general development plan and not the 
precise implementation plan, but the above criteria apply to the general development plan.   
 
Acceptance of the general development plan changes the zoning of the property to Unified 
Development District.  In addition to criteria for assessing unified development proposals, the 
plan commission shall make a recommendation to change the zoning classification of particular 
property based upon the evidence presented in each of the following matters where applicable: 
 

(a) Existing use of property within the general area of the property in question and the effect 
the proposed rezoning is likely to have on these land uses; 

(b) The compatibility of the land uses which would be permitted by the zone change with the 
existing or planned land uses within the general area of the property in question; 

(c) The zoning classification of property within the general area of the property in question; 
(d) The suitability of the property in question to the uses permitted under the existing zoning 

classification; 
(e) The trend of development, if any, in the general area of the property in question, 

including changes, if any, which have taken place since the day the property in question 
was placed in its present zoning classification; 

(f) Whether the proposed zone change is generally consistent with the goals, objectives and 
policies identified in the City of Wausau Comprehensive Plan 

(g) The nature and extent of the input received at the public hearing regarding the proposed 
zone change; 
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(h) The precedence, if any, that approval of the requested zoning could have on similar 
requests made elsewhere in the city; and 

(i) If the property was recently annexed, the zoning classification of the property prior to 
annexation. 

 
 
 

 



90
1

90
5

80
7

80
3

60
8

70
3

60
8

70
2

2100 22002080

908

914
92

6
10

0
2

101
0

901

907

913

919
92

5
10

0
3

1011

2028

1900 TOWNLINE RD

2105

2106

1900 TOWNLINE RD

90
2

90
6

80
8

80
2

70
2

70
2

71
0

90
0

 -
 1

0
7

0

1100 S 25TH ST

1100 S 25TH ST

R1 R1

UDD

UDD

R1

R1

R1

R1

R1

R1

R1

R1

R1

R1
R1

R1

R1

R1

R1

R1

R1
R1

R1

R1
R1

R1

R1

R1

R1

R1

R1

R1

UDD

R1

R1

R1

R1

R1

S
 2

5
T

H
 S

T

TOWNLINE RD

S
 2

0
T

H
 S

T

S
 2

1
S

T
 S

T

E LEMKE ST

BUTEO CV

S
 2

1
S

T
 S

T

City of Wausau
Marathon County Wisconsinμ

Date: 08 Aug 2014

0 170 340
Feet

RoadPaved

Petitioner's
Property



























 

City of Wausau Comprehensive Plan Update 

Page 1 

 

CITY OF WAUSAU 

COMPREHENSIVE PLAN UPDATE PROCESS 

WORKING DRAFT 8-15-14 

 

 

1. Overview 

 

This planning process has been developed by the City Planner and the NCWRPC for review and approval by 

the City Plan Commission.  The following outlines the tasks needed to update the existing 2005 

Comprehensive Plan.  The primary function of a comprehensive plan is to establish a framework to influence 

decision making, maintain a desired community character, and set priorities for public expenditures. 

 

 

2. Process 

 

General Overview: 

 

The planning process will involve the update of the comprehensive plan to meet the requirements of the 
comprehensive planning law and incorporate additional chapters based on the needs of the City.  In addition 

the plan will examine the relationship between the City and surrounding communities as well as the County.   
 
The plan process involves five primary tasks.   

 
Task 1.0:   Oversight  
 

The planning process will require multiple meetings with the Plan Commission.  We anticipate 6 meetings 
over an eighteen month period, meeting about quarterly. 
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The primary role of the Plan Commission will be to monitor the progress of the plan, review information, and 

establish overall goals, objectives, and policies. 
 

Brad Lenz, City Planner, and NCWRPC will staff these meetings. 
 
 

Task 2.0:   Plan Input 
 
Input is critical to the planning process.  The Plan Input process will incorporate two basic efforts.  The first is 

internal, which will involve various City staff, departments and committees. The other will be external, 
working with the general public, local governments, and other organizations. 

 
As part of this planning effort, a Public Participation Plan will be prepared and adopted.  
 

 Internal: 
 

This process will be twofold in that there will be meetings with various department heads and staff as well as 
some of the standing committees.  This effort will include three basic items.  The first would be an educational 

focus related to the comprehensive plan.  Secondly, we would obtain information for the plan.  And finally, we 
would review existing goals for the departments involved in the process. 
 

There will also be some data needs from many of the City Departments. 
 

 External: 

 
We propose a variety of methods, including community surveys, personnel interviews, focus groups, and 

County official / staff meetings.  These various methods will allow us to incorporate ideas and thoughts from 
many people and groups from throughout the City.    
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1. General Public 

 
Efforts will include at minimum Public Meetings, Open House Meetings, and a Public Hearing.  

 
This effort will also include some educational efforts and outreach, such as a series of articles in the City 
Newsletter and an online community survey. 

 
 
2. Adjoining Governments and County 

 
 

Multiple meetings will be held with adjoining local governments and Marathon County.  Local governments 
would provide input into the process, related to boundary issues, intergovernmental cooperation and regional 
issues. 

 
 

3. Key Person Interviews/Meetings and Other Groups 
 
Representatives of the various stakeholder groups will be interviewed to gain their perspectives on issues 

facing Wausau. Groups involved may include: Wausau Region Chamber of Commerce, MCDEVCO, Central 
Wausau Progress, various business leaders, NTC, UWMC, and others. 
 

 
4. Comprehensive Plan Website 

 
A website will provide 24/7 access to information related to the plan.  All information prepared as part of the 
planning process will be posted.  A comment area will also be included to seek citizen input. 

 
NCWRPC will create and manage a website throughout the planning process. 
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Task: 3.0 Plan Themes 

 
The plan will have an emphasis on economic development, downtown/river corridor revitalization, and 

neighborhoods.  Health and livability will be incorporated into the effort as well.  Results from the input 
process will also identify areas to address. Additionally, the existing Plan’s ‘Big Ideas’ will be reviewed with the 
Plan Commission and revised accordingly.   

 
This plan update is an opportunity to not just update its current plan, but to advance the Plan’s role in City 
functions.  It will also help solidify Wausau as a regional leader and identify areas for potential cooperation 

within the region.   
 

 
Task 4.0:   Plan Development 
 

Plan Development is divided into three phases.  These are Initial Draft Phase, Revised Draft Phase, and the 
Final Draft Phase.  Each of these phases is detailed below: 

 

 Initial Draft Phase 

 
The current Comprehensive Plan is divided into two major sections.  The first section is an Analysis of 
Conditions and Issues that lays out background and inventory information for each of the 12 chapters and 

the second section is the Goals, Objectives, Policies & Implementation for each chapter. Generally, the 
changes proposed are directed at simplifying the formatting of the Plan and making it more user-friendly.   
 

Using the existing Plan as a starting point we will reformat to create a new document in a portrait layout, 
combining related sections from the Conditions and Issues section and Goals, Objectives, and Policies 

sections, and updating information to create nine unified chapters.  Where the information continues to be 
accurate or can be updated these displays will be retained – some data will be requested from various 
departments to update.  Maps that because of the scale are not easily legible will be reconfigured to make 
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them easier to use.  New Census information and other sources would be used to update most of the tables.  
Program information would be reviewed and updated as needed.   

 
Each chapter would be presented beginning with a background section, followed by an inventory section, an 

issues section, and finally the goals, objectives and policies section.  The maps would be located with each 
chapter instead of placed at the end of the document. 
 

By changing the orientation on the page, reformatting several of the more important maps, and consolidating 
the most useful information will make the Plan more accessible to the public and easier to use for those in 
city government. 

 
We anticipate about a six month timeframe for taking the existing plan and updating the needed base 

information to create the “Initial Draft” for the new existing chapters.  Additional information will be 
incorporated from some of the previous planning efforts and other changes since 2005.  Once created these 
chapters would be provided to the appropriate departments for review, including examining the existing goals, 

objectives and policies.  
 

 

 Revised Draft Phase  

 
Following the initial step, we would edit based on comments from staff and committee – information and 
goals, objectives and policies.  During this phase we would incorporate the input from Task 2.0.  We would 

also incorporate data, maps, goals or other information from other plans, such as: Central Business District 
Master Plan, North Downtown Area Master Plan, East Riverfront District, and the Outdoor Recreation Plan.  
Additional chapters would be added as identified, such as health and livability (others). Together these 

changes will create the “Revised Draft”.   
 

We anticipate about a six month timeframe preparing the “Revised Plan” chapters.  Again these chapters 
would be reviewed by various individuals, groups, committees and staff. An Open House meeting would likely 
be held at this point to solicit public comment. 
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 Final Draft Phase  

 
This is the final phase where all final revisions are made based on all the interviews, focus groups and 

meetings and from Task 3.0. We anticipate about a six month timeframe for preparing the “Final Draft” of the 
Plan.  All the final mapping and report layout will take place during this phase as well. 

 
The final plan will meet the needs and desires of the county, but also incorporate the requirements identified 
in the comprehensive planning law - 66.1001. 
 

NCWRPC will lead this effort.    
 

 

Task 5.0:   Mapping 

 

Over the course of the planning process we will be creating, editing and modifying the maps.  We will reduce 

the overall number of maps from about 20 to about 10 to 12, and focus on those most critical to the Plan.  We 

would also produce all maps in an 11 x 17 format for better displaying the information. 

 

Two major mapping efforts will be completed as part of this process:   

 

The first is the creation of a new detailed 2010 Existing Land Use coverage, which we would complete using 

the existing coverage, 2010 air photos, and other information.  The second is a generalized Future Land Use 

coverage for both the city and the area surrounding the city, based on official maps and growth trends. 

 

NCWRPC will lead this effort, with city and adjoining local government assistance.    
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3. Staffing 

 

The primary staff will be the City Planner and NCWRPC.  Various city staff and departments will be involved 

as well. 

 

City Planner 

Brad Lenz will be responsible for a variety of tasks related to the plan.  He will lead Task 2.0 and Task 3.0. As 

part of this he will meet with internal staff and committees, the general public, local governments and other 

organizations to develop much of the plan input.  He will also act as the conduit for data flow between 

departments to the NCWRPC.  

 

NCWRPC 

Staff will reformat, update and develop the overall plan, including mapping (Tasks 4.0 and 5.0).  A variety of 

information will be provided to NCWRPC including work items from Task 2.0 and Task 3.0.  NCWRPC will also 

staff the Plan Commission, with support from City Planner.  

 

Others 

City Departments will be required to dedicate some time and resources to the effort.  At minimum there will 

be meetings with select department heads.  In other cases there will be data needs and document review.  We 

would encourage each department to designate a “Comprehensive Plan” contact throughout the planning 

process. 
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4. Consultants 

 

As part of the planning effort we may secure consultants to complete some minor tasks. These minor tasks 

may include items, such as graphics/renderings, community surveys, and public engagement efforts. 

 

 

5. Timeline 

 

NCWRPC will have a completed Comprehensive Plan delivered to the Plan Commission in DATE if the project 

starts DATE.  The timeline is broken into three phases of about 6 months each beginning with the Initial 

Draft, followed by the Revised Draft, and concluding with the Final Draft.   

 

To meet this timeline a variety of input activities need to be completed over the 18 month period.  Delays in 

Task 2.0 or 3.0 will create delays in overall process.  The final six months would focus on refining goals, 

objectives and policies, and final overall review.  A variety of issues would be discussed including the 

relationship of the plan to other city plans, department work programs, and budgets. 

 

State law requires that a resolution be passed by a committee of authority – this could be the Task Force or 

another, then a public hearing needs to be held, and finally adoption by Ordinance at the City Council.  The 

adoption process could take multiple months to complete.   

 

 

6. Budget 

 

An overall budget of $50,000 is anticipated to complete the Comprehensive Plan Update.   
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