
PLAN COMMISSION 

  

 

Time and Date:  The Plan Commission met on Tuesday, December 15, 2015, at 5:00 p.m. in the 

Common Council Chambers of Wausau City Hall.   

 

Members Present: Mayor Tipple, Lindman, Gisselman, Atwell, Oberbeck, Bohlken 

 

Others Present:  Rasmussen, Nagle, Wagner, Nutting, Neal, Lenz, DeSantis, Hebert, Groat, Field, 

Mella, Cosson, Schock, Woller 

 

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 Tipple called the meeting to order at 5:00 p.m. noting that a quorum was present. 

 
PUBLIC HEARING: Consideration of “Resolution Designating Proposed Amended Boundaries 
and Approving a Project Plan Amendment for Tax Incremental District No. 3, City of Wausau, 
Wisconsin”             
 
Elizabeth Field, 2007 Lamont Street, Wausau River District, said the citizens and owners of properties in 
the Downtown River District support the reinvigoration of the Wausau Center Mall.  The Wausau Center 
Mall is a retail attraction and an anchor for the Central Business District.  The results of the mall 
operations exceed $47 million per year and employ hundreds of residents.  The continued operation of a 
shopping mall in this area is the best option to be a viable destination.  Field said Mark Craig of Compass 
Properties, who wasn’t able to attend, is also a strong supporter of this amendment.  Field urged the 
commission members to support the amendment. 
 
Joe Mella, 500 North 1

st
 Street, Central Wausau Progress, said that he feels bad that he wasn’t in the area 

for the original mall project.  The original project took a risk and was rewarded.  There is an opportunity 
to do it again.  Mella said he is fortunate to help do it and said he and the board endorse the modifications.  
Mella said he is reminded of the goals of the city of Wausau.  Cities are not just about plowing streets and 
providing police and fire protection; they are about creating a sense of place.  This is an opportunity to 
reinvigorate the mall, creates an anchor, and helps to drive the downtown. 
 
Mayor Tipple closed the three public hearings. 
 
Phil Cosson, Ehlers Inc., said there are 3 project plans for consideration and went over the process of Tax 
Incremental District projects.  The Joint Review Board met earlier today at 3:30 p.m. and will meet again 
on January 4.  The next step would be to go to Common Council next week.  This is the first approval.  
This is a plan; it is not a budget or an exact execution.  The plans establish the next steps of entering into 
development agreement process. 
 
Cosson discussed the territory amendment of Project Plan #5 first.  Tax Incremental District #5 was 
created in 1997 and there have been 3 separate amendments.  The boundaries will be shrunk.  On Page 3 
of the project plan, a map shows the area that will be removed and retained from the plan.  The benefit of 
removing parcels is that the valuation will fall back on the tax rolls.  The city has experienced some 
development in this area and the value will not be shared with Tax Incremental District #3.  There are 
some vacant parcels that the tax base will not be shared when the parcels are developed.  The estimated 
value of the parcels being removed is $11 million.  The parcels that will be retained are Eastbay, Wausau 
Window and Wall, Polywood Fabrication, and a parcel owned by city of Wausau. 
 
The second amendment would allow revenue from Tax Incremental District #5 to be shared with Tax 
Incremental District #3.  The decision to share the revenue the entire life of the district would be an 
annual decision.  On page 1 of the plan, based on current cash flows, $6 million could be shared.  By 
sharing the revenue, the anticipated closure of the district would be extended from 2016 to 2020.  A cash 
flow of the plan is shown of page 10 of the plan and shows the projected revenue of the district.  This plan 
will allow the city to make payments for existing obligations and share revenue. 
 
The third amendment is more involved.  Tax Incremental District #3 was created in 1994 and has gone 
through a series of amendments.  In 2013, the district was allowed to stay open longer and to have the 
expenditure period extended.  On page 6, the plan outlines potential loans to CBL in Phases 1 and 2.  
Concessions, parking fee, and payments are being discussed.  Some public improvements and street 
improvements have been added to the plan.  The anticipated cost of the new projects is $13.7 million.  
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Page 7 of the plan highlights the large expenditure for a parking ramp, which was already approved.  On 
page 11 of the plan, a map details the parcels that will be added that have the potential for redevelopment.  
A series of the cash flows are show on pages 28-30 of the plan.  There are 2 large projects that are being 
proposed.  The cash flows show the need of the revenue sharing.  Both projects will be complete and the 
district will close by 2030.  The plans will change over time and an annual review is necessary. 
 
Wagner said that according to the plan, less than 35% of the territory, as amended, would be devoted to 
retail and said that he would think that it would 90-100% retail.  Cosson said there were conversations on 
what the percentage should be.  Groat said it is the overall district and there is a lot of commercial 
property, which is not retail.  The amendment does not include Sears or Younkers.  This language is to 
deal with the mixed use.  Wagner said he appreciates the definition between commercial and retail. 
 
Atwell asked if the loan terms for Phase 2 will be negotiated.  Schock said they are a negotiating a 
framework that will be enacted immediately for Phase 1 and will be available on a case-by-case basis for 
Phase 2.  The terms would not be locked down and would be approved based on the opportunity. 
 
Oberbeck said that as Younkers is moved, value will be a lost and asked if that is accommodated in this 
plan.  Schock said the loss has been significant and this will stabilize it.  The goal would be to redevelop 
it as fast as possible.  Oberbeck asked what tools would be proposed to use for Younkers redevelopment.  
Schock said it would an opportunity for CBL, city of Wausau, or a joint partnership for purchasing it.  
CBL has some ideas.  The mall needs to be reinvented; the JC Penney space is harder to develop and it is 
best designed as a department store.  The current Younkers location can be divided and is more 
marketable.  Oberbeck said he sees a loss of revenue that will be seen in the general tax levy and any gain 
will be seen is in Tax Incremental District #3.  Schock said the committee reviewed the map on multiple 
occasions and these are seen as blighted parcels that have the opportunity for redevelopment.  The district 
will benefit from improved development in the area.   
 
Atwell asked if the 2% is a projected rate for the 2

nd
 phase because there is potential for an increase in 

borrowing costs.  Schock said the terms would be negotiated on a case-by-case basis. 
 
Rasmussen said the city has a long list of public-private partnerships that have changed the face of 
neighborhoods.  CBL has undertaken similar ventures in other areas with success.  The renewals of a lot 
of the leases in the mall depend on what is done here.  The riverfront developing and the mall 
revitalization would be a prime example of progress in central Wausau.  This will bring new life in the 
district.  The model has worked for 30 years, but the space needs to be reenergized. There isn’t any other 
likely way to reinvigorate the mall and time is running out.  Phases 2 and 3 will be very exciting. 
 
Nagle said that every urban area needs a heart and the city of Wausau has a strong downtown heartbeat 
that affects the metropolitan area.  A lot of work was done to get the original project done in 1981 and 
that is the same sort of work that needs to be done now.  There wouldn’t be Weston or Rib Mountain 
without the mall and the downtown.  Political will and courage is needed to recreate the area.  This kind 
of development is the reason for the tax increment law.  Nagle said he is supportive of the resolutions. 
 
PUBLIC HEARING: Consideration of “Resolution Designating Proposed Amended Boundaries 
and Approving a Project Plan Amendment for Tax Incremental District No. 5, City of Wausau, 
Wisconsin”             
 
This public hearing was held and was discussed under the prior item. 
 
PUBLIC HEARING: Consideration of “Resolution Approving a Project Plan Amendment for Tax 
Incremental District No. 5, City of Wausau, Wisconsin”       
 
This public hearing was held and was discussed under the prior item. 
 
Consideration of “Resolution Designating Proposed Amended Boundaries and Approving a Project 
Plan Amendment for Tax Incremental District No. 3, City of Wausau, Wisconsin”    
 
Gisselman motioned to approve the Resolution designating proposed amended boundaries and approving 
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a project plan amendment for Tax Incremental District No. 3, City of Wausau, Wisconsin.  Bohlken 
seconded and the motion carried unanimously 6-0.  This will go to Common Council on November 22, 
2015 
 
Consideration of “Resolution Designating Proposed Amended Boundaries and Approving a Project 
Plan Amendment for Tax Incremental District No. 5, City of Wausau, Wisconsin”    
 
Atwell motioned to approve the Resolution designating proposed amended boundaries and approving a 
project plan amendment for Tax Incremental District No. 5, City of Wausau, Wisconsin.  Gisselman 
seconded and the motion carried unanimously 6-0.  This will go to Common Council on November 22, 
2015 
 
Consideration of “Resolution Approving a Project Plan Amendment for Tax Incremental District 
No. 5, City of Wausau, Wisconsin”          
 
Gisselman motioned to approve the Resolution approving a project plan amendment for Tax Incremental 
District No. 5, City of Wausau, Wisconsin.  Bohlken seconded and the motion carried unanimously 6-0.  
This will go to Common Council on November 22, 2015 
 
PUBLIC HEARING: Discussion and possible action on amending Sections 23.14.060 and 23.32.030 
of the Wausau Municipal Code pertaining to sign regulations.      
 
Lenz said two sections of the code with be considered at this time.  These sections pertain to political 
messages and are listed on pages 24 and 33. 
 
Hebert said that page 24 refers to political messages at residences.  It may be against state law to regulate 
content.  The items on page 33 that refer to political messages would also need to be removed.   
 
Lenz said the rest of the code will be reviewed in the future.  The entire chapter will be looked at. 
 
Mayor Tipple closed the public hearing. 
 
Hebert requested that the commission take action on these sections. 
 
Gisselman motioned to amend sections 23.14.060 and 23.32.030 of the Wausau Municipal Code 
pertaining to sign regulations.  Oberbeck seconded and the motion carried unanimously 6-0.  
 
Discussion and Possible Action on Amending the Precise Implementation Plan at 1800 Westwood 
Center Boulevard to Allow for Signage.         
 
Lenz said that property is undergoing a rebranding with Aspirus becoming a major tenant in the building.  
The proposed signage is located in the packet.  The existing white monument signs will be replaced with 
the blue Aspirus signs.  The building sign will also change.  This is a Unified Development District so the 
zoning regulations are determined by this committee.  The signage seems to conform to other commercial 
districts. 
 
Mayor Tipple asked if the West sign would remain.  Matthew Woller, Graphic House, said that the sign 
would remain and another sign would be added to the pylon.  Mayor Tipple asked if this is included now 
or would be requested at a later date.  Woller said it would be included in this request.  Hebert gave a 
rendition to Mayor Tipple and stated it was previously approved during the past summer.   
 
Atwell asked what this amendment would be for.  Hebert said the first page shows the larger wall sign.  It 
is typically a conditional use to have sign higher than 30’ above the curb level and this is approximately 
50’.  The sign is rather high.  Lenz said that with some UDD’s, signs are approved “as presented.”  These 
signs are technically different than the last ones and they would normally require a conditional use for 
their height.  This is why staff felt they should be run through the commission.   
 
Gisselman asked if there would be a building sign.  Woller said there is a WPS sign on the building that 
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will be removed and the Aspirus sign added.   
 
Mayor Tipple said the signage looks very nice on the building. 
 
Oberbeck motioned to amend the Precise Implementation Plan at 1800 Westwood Center Boulevard to 
allow for signage.  Atwell seconded and the motion carried unanimously 6-0. 
 
Discussion and Possible Action on Petition to Vacate a Portion of 77

th
 Avenue.    

 
Lindman said the city constructed the extension of 80

th
 Avenue to maintain access to Wisconsin Lift 

Truck and to provide alternate access to Wausau Coated.  Now that the expansion is completed, it is 
necessary to vacate the portion of 77

th
 Avenue. 

 
Oberbeck asked if there were any utilities.  Lindman said there wasn’t. 
 
Gisselman motioned to approve the petition to vacate a portion of 77

th
 Avenue.  Bohlken seconded and 

the motion carried unanimously.  This item will go to Common Council on December 22, 2015.  
 
Approve the minutes of the November 17, 2015 meeting.       
 
Bohlken motioned to approve the minutes of the November 17, 2015 meeting.  Atwell seconded and the 
motion carried unanimously 6-0. 
 
Next meeting date and future agenda items for consideration.       
 
The next meeting is scheduled for January 19, 2016. 
 
Adjourn.             
 
Bohlken motioned to adjourn.  Gisselman seconded and the motion carried unanimously 6-0.  The 
meeting adjourned at 5:55 p.m. 
 
 
 
 


