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AGENDA FOR THE 
PLAN COMMISSION 

 
Date and Time: Tuesday, August 21, 2018, 5:15 PM 
Location:  Council Chambers, Municipal Building, 101 South Blvd., Baraboo, Wisconsin 
Plan Comm Notices: Mayor Palm, P. Wedekind, D. Thurow, R. Franzen, P.Liston, J. O’Neill, T. Kolb, 

K. Fitzwilliams 
Others Noticed: T. Pinion, E. Geick, E. Truman, Gary Wegner, Bruce Braithwaite, Bekah Hargraves, Scott 

Hewitt, Library, and Media.  
 
PETITIONERS OR REPRESENTATIVES MUST BE PRESENT OR SUBJECT WILL NOT BE HEARD BY 
THE COMMISSION! 
 

1. Call to Order 

a. Note compliance with the Open Meeting Law. 

b. Approve agenda. 

c. Approve July 31, 2018 meeting minutes. 
 
2. Public Invited to Speak (Any citizen has the right to speak on any item of business that is on the agenda for 

Commission action if recognized by the presiding officer.) 
 
 
3. New Business 

 
a. Consideration of a request to rezone the 5.3-acre parcel on the north side of South Blvd in the SE ¼ of 

the NW ¼ of Section 3, T11N, R6E, located at 1420 South Blvd and formerly occupied by the Honey 
Boy Mobile Home Park, from MH-P, Mobile Home Park to a B-3, Highway Oriented Business zoning 
classification by Bruce Braithwaite. 
 

b. Consideration of a request to rezone the 2-acre parcel on the west side of Vine Street in the NE ¼ of the 
SE ¼ of Section 2, T11N, R6E, located at 729 Vine, from R-1A Single Family Residential to NRO 
Neighborhood Residential Office classification by Rabeka Hargraves and Jordan Darrow to allow the 
operation of a beauty shop in the existing single-family residence. 

 
c. Review a one lot Certified Survey Map for a fractional part of the NW ¼ of the NE ¼ and a fractional 

part of the NE ¼ of the NW ¼ of 2, T11N, R6E, City of Baraboo, Sauk County, Wisconsin located at 
324 Lynn Avenue for Jacob Kufner. 

 
d. Discussion and possible recommendation to eliminate certain Conditional Uses in the Zoning Code. 

 
 

 
4. Adjournment         Phil Wedekind, Mayor Designee 
           Agenda prepared by Kris Jackson, 355-2730, Ext. 309 
           Agenda Posted by Kris Jackson on August 17, 2018 

 

PLEASE TAKE NOTICE, that any person who has a qualifying as defined by the Americans with Disabilities Act that requires the meeting or materials at 
the meeting to be in an accessible location or format, should contact the Municipal Clerk, 101 south Blvd., or phone 355-2700, during regular business hours at least 48 
hours before the meeting so that reasonable arrangements can be made to accommodate each request. 

It is possible that members of, and possibly a quorum of members of, other governmental bodies of the City of Baraboo who are not members of the above 
Council, committee, commission or board may be in attendance at the above stated meeting to gather information.  However, no formal action will be taken by any 
governmental body at the above stated meeting, other than the Council, committee, commission, or board identified in the caption of this notice. 

 

FOR INFORMATION ONLY, NOT A NOTICE TO PUBLISH. 

Members noticed must notify the person who prepared 
agenda (see below) at least 24 hours before the meeting 
as to whether they will not be able to attend this 
meeting. 



 

 

 

Minutes of Plan Commission Meeting July 31, 2018 

 

Call to Order – Phil Wedekind called the meeting of the Commission to order at 5:15 PM. 

 

Roll Call – Present were Phil Wedekind, Dennis Thurow, Pat Liston, Jim O’Neill, Tom Kolb, and Kate 

Fitzwilliams. Roy Franzen was absent. 

 

Also in attendance were Mayor Palm, Administrator Geick, Tom Pinion, Attorney Truman, Anita LaCoursiere, 

Gary Wegner, Andy Eberhardt, Travis Gehrke, Michael Carbonara, and Ben Bromley.  

 

Call to Order 

a. Note compliance with the Open Meeting Law. Wedekind noted compliance with the Open Meeting Law. 

b. Agenda Approval: It was moved by O’Neill, seconded by Kolb to approve the agenda as posted. Motion carried 

unanimously.  

c. Minutes Approval: It was moved by Kolb, seconded by O’Neill to approve the minutes of the July 17, 2018 

meeting. Motion carried unanimously. 

 

Public Invited to Speak (Any citizen has the right to speak on any item of business that is on the agenda for 

Commission action if recognized by the presiding officer.) –  There were no speakers.  

 

New Business 

a. Consideration of Wisconsin Power & Light’s (Owner) and American Transmission Company’s (Applicant) 

request for a Conditional Use Permit to allow the expansion of the existing substation and the construction of a 

new self-contained control house in a B-1 Central Business zoning district, located at their Lynn Street 

substation on the south side of the Baraboo River between Vine and Walnut Streets, 125 Vine Street, City of 

Baraboo – Andy Eberhardt, representative of ATC addressed the Commission regarding their request. He said 

that he understands that the Commission has the desire to aesthetically improve the site of the facility. He then 

presented the Commission with a plan showing a mesh that blocks approximately 89% of the view from those 

looking in from the outside. He said that ATC would be willing to installing if acceptable to the Commission. 

Discussion took place regarding grade of mesh and various colors. Liston moved to approve the conditional use 

permit conditioned upon installing forest green screening on the south and east sides of the fenced enclosure. 

Kolb seconded the motion. On roll call vote for the motion, Ayes – Thurow, Liston, O’Neill, Kolb, 

Fitzwilliams, and Wedekind. Nay – 0, motion carried 6-0. 

 
b. Consideration of a Request from Bruce Braithwaite to rezone the 5.3-acre parcel on the north side of South 

Blvd. in the SE¼ of the NW¼ of Section 3, T11N, R6E, located at 1420 South Blvd. and formerly occupied by 
the Honey Boy Mobile Home Park, from MH-P, Mobile Home Park to a B-3, Highway Oriented Business 
zoning classification by Bruce Braithwaite – Pinion introduced Gary Wegner, agent for Bruce Braithwaite, who 
lives is Missouri. Pinion said that the property is currently zoned MH-P, manufactured Home Park. The 
property owners are requesting the property to be rezoned to B-3, which is the property that surrounds the east 
and north side of it, and west of the property is zoned I-4. Wedekind asked if there were still trailers on the 
property. Wegner said anything of value has been sold and will be removed, and the remaining will most likely 
be razed. Liston asked the timeframe. Wegner said that a 14-day notice was given to everyone that still has 
sheds, etc. on the property. Wegner said he is unsure if the 14 days is up, but the owners want to clean it up as 
quickly as possible after they can do so. Pinion said that he has had contact with Vicky Harding, former 
manager, and she indicated that the final date was today, July 31 for residents to clean their property. The 
owner has a couple that he has sold and is waiting for replacement titles. Liston said that he feels that it makes 
sense for the property to be zoned B-3; however, he does have a problem rezoning it before all the trailers are 
gone. He said as he understands it, the applications that was made did not specify what the use of those 
structures would be; therefore, the application was incomplete. Liston moved to postpone this request for 60 
days to give the owners the opportunity to move the structures. Kolb as Attorney Truman if it is possible to 
approve the request conditionally. Truman recommended not doing this because it could cause a lot of 
problems and difficulties, should they fail to meet that condition. Truman said that the proposed motion on the 
table to postpone it would probably make more sense, and make things easier in case there were problems 
down the line. Pinion said that the Plan Commission when it comes to rezoning matters is in advisory body, so 
if the Commission chooses to postpone, the owner comes back in 60 days, or the Commission can send it to 



 

 

Council to approve or deny, and suggest that they not entertain it until it is a vacant site. O’Neill seconded the 
motion to postpone. Wegner said that he does not feel that is a problem, because they have not had anyone that 
has said that they are willing to purchase it if it is zoned correctly. He said that it is interesting now since they 
evicted, the number of calls he has received from manufactured home people saying not to give up the zoning 
because it would never be given back and they wanted to look at it. He went on to say that, they have been 
trying to sell this property for three years as a manufactured home park, with the idea that somebody, some day 
would redevelop it into something else. He said that there was a fair amount of interest, except everyone said 
that you could not get $795,000 out of a 35-home mobile home park, especially due to the condition. Liston 
amended the motion saying that if the property was cleaned up before 60 days the request can be brought back 
to the Commission. O’Neill seconded the amended motion. On roll call vote for the motion, Ayes – Liston, 
O’Neill, Kolb, Fitzwilliams, Wedekind, and Thurow. Nay – 0, motion carried 6-0. 

 
c. Discussion of Wisconsin Act 67 and its effect on local zoning authority – Pinion presented the background on 

this subject. He said that one of the avenues that the Commission may want to consider is the I-4 district, for 
example includes in excess of 100 permitted uses, and probably 50 conditional uses, and then a list of 
prohibited uses. He said that in the definitions of the zoning code, home occupation says these types of 
businesses or allowed, but it cannot be one of the following, then there is a list of prohibited uses. Therefore, if 
they Commission followed that theme, the Commission could say in the conditional use overly district, and 
generate a list of prohibited uses. He said the Mayor is looking at an AdHoc Committee to rewrite the entire 
Chapter 17; however, if the Commission is looking for more of an intermediate step to try and eliminate some 
of the less than desirable uses that the Commission may consider, it may be an avenue to do that. Pinion 
presented the Commission with a draft of a proposed provision to the zoning code under the conditional use 
overlay district with a list of prohibited uses. Kolb asked if this would preclude the zoning districts in an 
overlay. Attorney Truman said that if a zoning were within the conditional use overlay district, then yes, this 
would be perfect regardless of what the zoning is within this area.  
 

Adjournment - It was moved by Liston, seconded by Kolb to adjourn at 6:01 p.m. The motion carried 

unanimously. 

 

Phil Wedekind, Mayor Designee     



PLAN COMMISSION ITEM SUMMARY 
AUGUST 21, 2018 

 
SUBJECT: CONSIDERATION OF A REQUEST FROM BRUCE BRAITHWAITE TO REZONE THE 5.3-

ACRE PARCEL ON THE NORTH SIDE OF SOUTH BLVD IN THE SE ¼ OF THE NW ¼ OF 
SECTION 3, T11N, R6E, LOCATED AT 1420 SOUTH BLVD AND FORMERLY OCCUPIED BY 
THE HONEY BOY MOBILE HOME PARK, FROM MH-P, MOBILE HOME PARK TO A B-3, 
HIGHWAY ORIENTED BUSINESS ZONING CLASSIFICATION BY BRUCE BRAITHWAITE. 

 
SUMMARY OF ITEM A:   The item was on July 31st agenda but there was a concern about the absence of a plan and 
schedule for removing the existing manufactured homes from the site so the matter was postponed.  The owners of the 
former Honey Boy Mobile Home Park at 1420 South Blvd have closed the park and have listed the property for sale.  
They are requesting the underlying property be rezoned to a B-3 Highway Oriented Business district, which is the same 
zoning classification as the surrounding property.  The requested zoning is consistent with the City future land use plan, 
which is a part of the City’s Comprehensive Plan. 
 
Although there are still manufactured homes remaining on the site, several have been removed in the last few weeks and 
the contractor has been hired to continue with the demolition of these homes until they are all gone.  The “abandoned” 
homes had become an attractive nuisance and the City was prepared to commenced abatement proceedings to have the 
homes removed at the property owner’s expense.  It is staff’s position that the property is far better suited for a 
commercial use than its former use as a manufactured home park.  In the absence of this request to rezone, the City was 
prepared to commence a rezoning of the property. 
 
If there is still concern that fate of the remaining homes is uncertain, a recommendation to rezone could include a 
provision that the effective date of any rezoning ordinance be delayed until the property is vacant. 
 
ACTION: Forward to Common Council for a Public Hearing on the Re-Zoning with a recommendation to 

Approve/Conditionally Approve/or Deny the Proposed Re-Zoning to a B-3 Highway-Oriented Business 
zoning classification. 

 

 
SUBJECT: CONSIDERATION OF A REQUEST TO REZONE THE 2-ACRE PARCEL ON THE WEST 

SIDE OF VINE STREET IN THE NE ¼ OF THE SE ¼ OF SECTION 2, T11N, R6E, LOCATED 
AT 729 VINE, FROM R-1A SINGLE FAMILY RESIDENTIAL TO NRO NEIGHBORHOOD 
RESIDENTIAL OFFICE CLASSIFICATION BY RABEKA HARGRAVES AND JORDAN 
DARROW TO ALLOW THE OPERATION OF A BEAUTY SHOP IN THE EXISTING SINGLE-
FAMILY RESIDENCE. 

 
SUMMARY OF ITEM B:   The new owners of this property on Vine Street would like to establish a beauty shop on the 
lower level of the existing residence.  In the existing single-family residential districts, beauty shops are specifically 
prohibited as a home occupation as well as a professional home office.  The Zoning Code contains the following 
definition: 

 
PERSONAL OR PROFESSIONAL SERVICES. Personal service and professional service land uses include all exclusively 
indoor land uses whose primary function is the provision of services directly to an individual on a walk-in or on-appointment 
bases. Examples of such uses include professional services, insurance or financial services, realty offices, medical offices, or 
clinics, veterinary clinics, barber shops, beauty shops, and related land uses. 
 

The NRO-Neighborhood Residential/Office zoning district allows Personal or Professional Services as a Conditional Use.  
Accordingly, the property owners are seeking rezoning to an NRO zoning classification so they can apply for a 
Conditional Use Permit. 
 
 
ACTION: Forward to Common Council for a Public Hearing on the Re-Zoning with a recommendation to 

Approve/Conditionally Approve/or Deny the Proposed Re-Zoning to an NRO Neighborhood 
Residential/Office zoning classification. 

 

SUBJECT:     REVIEW A ONE LOT CERTIFIED SURVEY MAP FOR A FRACTIONAL PART OF THE 
NW¼ OF THE NE¼ AND A FRACTIONAL PART OF THE NE¼ OF THE NW¼ OF 2, T11N, 
R6E, CITY OF BARABOO, SAUK COUNTY, WISCONSIN LOCATED AT 324 LYNN AVENUE 
FOR JACOB KUFNER. 



SUMMARY OF ITEM  C:   Jacob Kufner owns two adjacent parcels with a combined width of 50 feet and he would 

like to combine them by way of this CSM.  
 
COMPLIANCE/NONCOMPLIANCE:   
Pursuant to Section 18.06 – Certified Survey Map, I have found the CSM to be complete and have reviewed it for 
compliance with the ordinance. 

 
ACTION: Approve/Conditionally Approve / Deny the CSM. 

 

SUBJECT:      DISCUSSION AND POSSIBLE RECOMMENDATION TO ELIMINATE CERTAIN 
CONDITIONAL USES IN THE ZONING CODE. 

 
SUMMARY OF ITEM D:   At our last meeting, we discusses the Legislature’s recently approved ACT 67 and how that 
has changed the way a municipality can regulate private property, including the use of CUP regulations.1 State statute now 
requires that a municipality issue a CUP whenever an applicant “meets or agrees to meet all of the requirements and 
conditions specified in the city ordinance or those imposed by the city zoning board.” 2  
 
The law also requires:  
 
 That any requirements or conditions imposed “be related to the purpose of the ordinance and be based on substantial 
evidence,” where “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,” and  
 
 That any requirements or conditions be “reasonable and, to the extent practicable, measurable.”3  
 
For example, the City’s stated purpose of the B-3 Zoning District, where the Property is located, is “to provide for 
sewered commercial activities oriented toward regional markets requiring highway exposure to the highway user or 
intended to service vehicles.”4 The Property is also located in the City’s Conditional Use Overlay district, meaning any 
and all uses of the Property requires a CUP. The intent is to ensure the City has control over any “undesirable impacts on 
nearby properties, the environment, [or] the community as a whole” and “to promote the public health, safety, and general 
welfare of the community.” 5, 6 The City’s Code does not specify any requirements or conditions that must be met or 
agreed to by the applicant for the Property prior to the issuance of the amended CUP. Therefore, any requirements or 
conditions mandated by the City prior to the issuance of the amended CUP must be independently analyzed within the 
context of the updated state statute, and must be: related to the purpose of the ordinance, based on substantial evidence, 
reasonable and, if possible, measurable. One condition that would meet the new standard would be to require there are no 
code or statute violations occurring on or at the Property relating to the sale of used vehicles for the duration of the CUP.  
  
1  For a discussion of the changes to the law, see the LWM article included in the packet. 
2  §62.23(7)(de)2.a, Wis. Stat. 28  
3  Id.  
4  §17.29, City Code.  
5  §17.37(1)(c), City Code.  
6  §17.37(5)(a), City Code 
 

Although the City is looking at updating the entirety of our current Zoning Code, given the circumstances, the 

Commission may want to consider eliminating certain uses listed as Conditional Uses in our Zoning Code, and in 

particular, in the 11 zoning districts included in the Conditional Use Overlay District during the interim.  Included in the 

packet is a summary of those Conditional Uses as well as a map showing the Overlay District’s boundary.   

 

If the Commission decides certain uses should be eliminated, the process parallels that of a rezone since it requires an 

amendment to our Zoning Code. 

 

ACTION: Forward to Common Council for a Public Hearing to amend the Zoning Code  with a recommendation to 

Approve/Conditionally Approve/or Deny the proposed amendment.   

 

 



1

Pinion, Tom

From: B ruce B ra ithw a ite <b ruce@ drb uz.com >

Sent: Tuesda y,July 10,2018 8:35 P M

To: P inion,Tom

Cc: D a le Vicky H a rding;'Ga ry W egner';B rya n B ra ithw a ite

Subject: H oney B oy m ob ile hom e pa rk

Tom ,

Thanksforthe suggestion.
Yesw e w ould like to rezonethepropertytoaB-3,HighwayOrientedBusinessclassification. Letthisplease
bemyofficialrequesttodoso.

IwillhaveDaleorVickyHarding,theparkmanagersdropoffachecktoyouthisweek.

Thanksagainforyourkindassistance.

BruceBraithwaite,owner

From :Gary W egner<W egnerG@ firstw eber.com >
Sent:Tuesday,July 10,2018 4:00 PM
To:Bruce Braithw aite
Subject:Re:Honey Boy m obile hom e park

Iw ould suggestthatyou seek the rezoning to B-3,Highw ay O riented Business. You w ould nevergetyour
m anufactured housing zoning back how everIdo notfeelthatisthe highestand bestuse ofyourproperty. So
unlessyou are hesitantto give thatup,Iw ould proceed w ith the m ore standard and practicalB-3 zoning.

Gary W egner
FirstW eber-W isconsin Dells
A Berkshire Hathaw ay affiliate
608-963-9915
http://w w w .garyw egner.firstw eber.com /

From :Bruce Braithw aite <bruce@ drbuz.com >
Sent:Tuesday,July 10,2018 2:05PM
To:Gary W egner
Subject:Re:Honey Boy m obile hom e park





























 

 

17.36C    CONDITIONAL USE OVERLAY DISTRICT. (2252 04/10/07) A conditional use overlay 
district, within which all permitted and conditional uses for the underlying zoning district 
become conditional uses, is created with the following boundaries:  (description intentionally 
omitted). 

 
 

(1) PROHIBITED USES (regardless of underlying zoning classification): 
a. Agricultural chemical manufacturing or processing plants, distribution facilities handling 

predominantly agricultural chemicals, storage facilities handling predominantly 
agricultural chemicals or bulk sale facilities 

b. Agricultural services 
c. Amusement and recreation services 
d. Animal shelters 
e. Asphalt products manufacturing or processing plants 
f. Automobile car washes 
g. Automobile sales establishments 
h. Automobile service stations 
i. Automotive, implement and recreation vehicle sales 
j. Blacksmith shops 
k. Boarding houses 
l. Building supplies 
m. Bulk building products manufacturing or processing plants involving bio-hazardous 

components  
n. Bus depots 
o. Campgrounds  
p. Cemeteries 
q. Communication Towers 
r. Cultivation 
s. Contractors-building construction  
t. Dry cleaning establishments 
u. Electronic circuit assembly plants 
v. Electroplating plants 
w. Exterminating shops 
x. Feed lots 
y. Foundries and forge plants 
z. Fraternities and sororities 
aa. Garages -- for repair and servicing of motor vehicles, including body repair, painting or 

engine rebuilding 
bb. Garden supplies 
cc. Grazing of livestock 
dd. Hazardous chemical manufacturing or processing plants, distribution facilities handling 

predominantly hazardous chemicals, storage facilities handling predominantly 
hazardous chemicals or bulk sale facilities 

ee. Highway salt storage areas 
ff. Indoor Institutional  
gg. Industrial liquid waste storage areas 
hh. Junkyards and auto graveyards 
ii. Landfills or facilities for the treatment, storage or disposal of waste 
jj. Licensed Manufactured Home Parks 
kk. Meat and meat products manufacturers 



 

 

ll. Metal reduction and refinement plants 
mm. Mining operations (gravel pits) 
nn. Mobile home dealers  
oo. Motor and machinery service and assembly shops 
pp. Non-Commercial community buildings for social gatherings, emergency shelters, 

laundry or similar common usage for a Manufacture Home Park community. 
qq. Paint products manufacturing 
rr. Parking lots not accessory to a principal structure 
ss. Penal and correctional institutions 
tt. Petroleum products storage or processing 
uu. Photography studios, including the developing of film and pictures 
vv. Plastics manufacturing, other than molding operations and assembly operations 
ww. Printing and publishing establishments that use non-biodegradable inks and/or 

volatile organic compounds 
xx. Press Rooms 
yy. Pulp and paper manufacturing 
zz. Recreation and Utility trailer dealers 
aaa. Salvage Yards 
bbb. Selective cutting 
ccc. Self-service storage facility 
ddd. Self-storage rental sheds 
eee. Service buildings normally accessory to the permitted use 
fff. Sexually oriented business as defined in Section 12.15.  
ggg. Storage buildings that serve an existing permitted use 
hhh. Trailer sales or rental establishments 
iii. Trucking terminals other than those used as on-site distribution centers 
jjj. Waste transfer stations 
kkk. Wholesale establishments 
lll. Any business or industry involved the above ground bulk storage of LP or propane 

gas 
mmm. All metal clad or cinder block buildings. 
nnn. All non-taxable or tax-exempt properties (i.e. churches, schools, day care centers, 

etc.) 
 
 
   





CONDITIONAL USE OVERYLAY DISTRICT
(boundary defined by bold black line)


	Insert from: "105A.pdf"
	Accessory Dwelling Units as an Affordable Housing Alternative
	Accessory Dwelling Units
	Agenda
	Denver’s Housing Challenges
	Denver’s Housing Challenges
	ADU’s as an Alternative Solution
	Overlapping Themes in OED and CPD
	Accessory Dwelling Units �Why we need them		
	ADU - Affordable Denver Units?	
	ADU - Affordable Denver Units?	
	Accessory Dwelling Units		
	ADU as an Alternative Solution
	Accessory Dwelling Units		
	ADU’s 2010 - Present
	Benefits of ADU Development - Comparative Property Value by Neighborhood
	Barriers to ADU’s
	Land Use Regulations
	�Financing
	ADU Program Solution
	Program Vision
	Land Use Regulation Solutions
	Comparative Regulations
	Illegal ADU Construction
	Financing – Solution
	Financing Solution A: Total Financing
	Financing Solution A: 10 Year Projection
	Financing Solution A: Financial Incentives
	Financing Solution B: Variable Funding based on Need
	Next Steps


