
City Plan Commission

City of Appleton

Meeting Agenda

100 North Appleton Street 

Appleton, WI  54911-4799

www.appleton.org

Any questions about items on this meeting are to be directed to 

the Community and Economic Development Department, 

920-832-6468.

Council Chambers, 6th Floor4:00 PMMonday, April 27, 2015

1. Call meeting to order

2. Roll call of membership

3. Approval of minutes from previous meeting

15-610 City Plan Minutes from 4-6-15 

City Plan Minutes 4-6-15.pdfAttachments:

4. Public Hearings/Appearances

15-611 Zoning Ordinance Text and Map Amendments to Article X Floodplain 

Zoning of Chapter 23 of the Municipal Code relating to Section 

23-206(b)(7) Official Maps and Revisions (Associated with Action Item 

#15-615)
 

5. Action Items

15-615 Request to approve the proposed Zoning Ordinance Text and Map 

Amendments to Article X Floodplain Zoning of Chapter 23 of the 

Municipal Code, Section 23-206 (b)(7) Official Maps and Revisions as 

identified in the attached staff report
 

Staff Report ZO Floodplain Text&Map Amendment.pdfAttachments:

15-612 Request to approve the Appleton Downtown, Inc. request for installation 

of twenty-one (21) interchangeable banners on light poles, which would 

hang in the public right-of-way a minimum of eight (8) feet above the 

sidewalk, along College Avenue between Badger Avenue and Drew 

Street pending approval by the Municipal Services Committee
 

StaffReport_ADI_BannerRequest_For04-27-15.pdfAttachments:
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15-648 Request to approve the Second Addition to Emerald Valley Final Plat 

subject to the attached conditions
 

2nd Add Emerald Valley Final Plat Staff Review.pdfAttachments:

6. Information Items

15-616 Organizational Matters:

1.  Elect a Vice-Chair

2.  Set Meeting Date and Time

3.  Designate a Contact Person
 

7. Adjournment

Notice is hereby given that a quorum of the Common Council may be present during 

this meeting, although no Council action will be taken.

Reasonable Accommodations for Persons with Disabilities will be made upon Request 

and if Feasible.
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100 North Appleton Street 

Appleton, WI  54911-4799

www.appleton.org

City of Appleton

Meeting Minutes - Final

City Plan Commission
Any questions about items on this meeting are to be directed 

to the Community and Economic Development Department, 

920-832-6468.

4:00 PM Council Chambers, 6th FloorMonday, April 6, 2015

Call meeting to order1.

Meeting called to order at 4:00 p.m.

Roll call of membership2.

Dukelow, Carpiaux, Priddis, Mayor Hanna, Buetow, Uslabar and 

Alderperson Lobner
Present: 7 - 

Others present:

Jill Hendricks, Vision Realty & Development LLC

Approval of minutes from previous meeting3.

15-534 City Plan Minutes from 3-23-15
 

City Plan Minutes 3-23-15.pdfAttachments:

Priddis moved, seconded by Uslabar, that the Minutes be approved. Roll Call. 

Motion carried by the following vote:

Aye: Dukelow, Carpiaux, Priddis, Mayor Hanna, Buetow, Uslabar and 

Alderperson Lobner

7 - 

Public Hearings/Appearances4.

15-536 Rezoning #3-15 to rezone the subject site located east of North Meade 

Street and north of East Broadway Drive (part of Parcel 

#31-1-9310-15) from AG Agricultural District to R-1A Single-Family 

District (Associated with Action Item #15-537)
 

This Appearance was presented.

Action Items5.
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Information Items6.

15-537 Request to approve Rezoning #3-15 to rezone the subject site located 

east of North Meade Street and north of East Broadway Drive (part of 

Parcel #31-1-9310-15) from AG Agricultural District to R-1A 

Single-Family District as shown on the attached map
 

StaffReport_KureyProperty_Rezoning_For04-06-15.pdfAttachments:

Proceeds to Council on May 6, 2015.

Alderperson Lobner moved, seconded by Carpiaux, that the Report Action Item 

be recommended for approval. Roll Call. Motion carried by the following vote:

Aye: Dukelow, Carpiaux, Priddis, Mayor Hanna, Buetow, Uslabar and 

Alderperson Lobner

7 - 

Adjournment7.

Uslabar moved, seconded by Alderperson Lobner, that the meeting be 

adjourned at 4:15 p.m. Roll Call. Motion carried by the following vote:

Aye: Dukelow, Carpiaux, Priddis, Mayor Hanna, Buetow, Uslabar and 

Alderperson Lobner

7 - 
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STAFF ANALYSIS____________________________________________                                  _______ 

Background:  In 2014, the City completed a Wisconsin Department of Natural Resources (WDNR) 

required owner inspection report of Kensington Pond Dam, which is regulated under Chapter 31 

Wisconsin Statutes. Through that process, WDNR identified a requirement for the City to adopt the 

previously permitted and approved hydraulic shadow for Kensington Pond into its Floodplain Zoning 

Ordinance. The proposed ordinance revision is intended to meet the WDNR requirement. 

 The hydraulic shadow (dark blue line on the attached map) is the area inundated (flooded) by 

water during a regional flood (100-year rainfall event) if the Kensington Pond Dam were to fail. 

 

PROPOSED ZONING ORDINANCE TEXT AMENDMENTS 

 The text recommended to be added is underlined. 

 

ARTICLE X.  FLOODPLAIN ZONING 

 

DIVISION 1. STATUTORY AUTHORIZATION, FINDING OF FACT, STATEMENT OF 

PURPOSE, TITLE AND GENERAL PROVISIONS. 

Sec. 23-206.  General provisions. 

(b) Official maps and revisions.  The boundaries of all floodplain districts are designated as floodplains 

or A-Zones on the maps listed below and the revisions in the City of Appleton Floodplain Appendix.  

Any change to the base flood elevations (BFE) in the Flood Insurance Study (FIS) or on the Flood 

Insurance Rate Map (FIRM) must be reviewed and approved by the DNR and FEMA before it is 

effective.  No changes to regional flood elevations (RFE’s) on non-FEMA maps shall be effective 

until approved by the DNR.  These maps and revisions are on file in the office of the Division of 

Inspections of the Department of Public Works for the City of Appleton.  If more than one map or 

revision is referenced, the most restrictive information shall apply. 

 

REPORT TO CITY PLAN COMMISSION 

Plan Commission Informal Public Hearing Meeting Date:  April 27, 2015 

Common Council Public Hearing Meeting Date:  May 20, 2015 

Item:  Zoning Ordinance Text and Map Amendment – Floodplain Zoning 

relating to Section 23-206(b) Official Maps and Revisions  
 

Case Manager:   Don Harp 

Community 

and Economic 

Development 
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Official maps: 

(1) Calumet County Flood Insurance Rate Map (FIRM), panel numbers 55015C0007E, 55015C0026E 

and 55015C0027E dated February 4, 2009; with corresponding profiles that are based on the 

Calumet County Flood Insurance Study (FIS), dated February 2009, volume number 

55015CV000A. 

 

(2) Outagamie County Flood Insurance Rate Map (FIRM) panel numbers (55087C0304D, 

55087C0308D, 55087C0309D, 55087C0314D, 55087C0316D, 55087C0317D, 55087C0318D, 

55087C0319D, 55087C0330, 55087C0338D, 55087C0427D, 55087C0431D and 55087C451D) 

dated July 22, 2010: with corresponding profiles that are based on the Outagamie County Flood 

Insurance Study (FIS) dated July 22, 2010 volume number 55087CV000A. 

 

(3) Outagamie County Flood Insurance Rate Map (FIRM) panel numbers 55087C0328D, 

55087C0329D, 55087C0336D, 55087C0337D dated July 22, 2010 and revised August 23, 2013 

with corresponding profiles that are based on the Outagamie County Flood Insurance Study (FIS) 

dated July 22, 2010 volume number 55087CV000A, all revised and annotated pursuant to FEMA 

Letter of Map Revision Determination Document Case No: 12-05-6032P, Issue Date April 10, 

2013, Effective Date August 23, 2013. 

 

(4) Outagamie County Flood Storage District Map Panel 1 of 2 approved by Wisconsin Department 

of Natural Resources and dated July 22, 2010. 

 

(5) LOMR – Case #11-05-7670P, Floodway and Floodplain revisions between Flood Insurance Study 

(FIS) Cross Section AW to BA, Outagamie County Flood Insurance Rate Map (FIRM) panels 

55087C0318D and 55087C0319D, dated July 22, 2010. This reflects changes on the Fox River 

from just downstream of the Private Middle Dam to approximately 250 feet upstream of the 

Appleton Upper Dam. 

 

(6) LOMR – Case #13-05-7920P, Floodplain revisions between Flood Insurance Study (FIS) Cross 

Section AN to AM, Outagamie County Flood Insurance Rate panels 55087C0319D, dated July 

22, 2010. This reflects changes along the south side of the Fox River from the College Avenue 

Bridge to approximately 850 feet downstream. 

 

 (7)  City of Appleton Kensington Pond Dam Break Analysis Hydraulic Shadow, Per Figure F-9 of 

Dam Failure Analysis and Assignment of the Hazard Rating for Kensington Pond Dam, by Earth 

Tech, dated January 2008, on file with City of Appleton Department of Public Works. 

 

Proposed Amendment to Flood Map 

See attached maps. 
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Technical Review Group Report (TRG):  This item was reviewed at the March 31, 2015 Technical 

Review Group meeting.  No negative comments were received from participating departments. 

 

 

RECOMMENDATION PENDING INFORMAL PUBLIC HEARING TESTIMONY: 

The proposed text and map amendments to Article X Floodplain Zoning of Chapter 23 of the Municipal 

Code, Section 23-206 (b) and (7) Official maps and revisions as identified in this report, BE 

APPROVED.   
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GENERAL INFORMATION____________________________________________________ 

Applicant:  Appleton Downtown, Inc. (ADI)  c/o Jennifer Stephany 

 

Location:  College Avenue between Badger Avenue and Drew Street 

 

Applicant’s Request:  The applicant is requesting permission to hang twenty-one (21) 30” x 70” 

interchangeable banners on light poles, utilizing existing brackets that hang in the public right-of-way a 

minimum of eight (8) feet above the sidewalk, along College Avenue between Badger Avenue and Drew 

Street. 

 

BACKGROUND_______________________________________________________________   

The original request by ADI for placement of banners was reviewed and approved by the City in 2002.  

These were installed in 2002-2003.  In 2005, replacement banners featuring the “Downtown Cool” 

branding were reviewed and approved.  The current request is part of ADI’s recent efforts to launch the 

new “One Great Place” brand image and slogan for the downtown.  As proposed, the new banners will 

replace those that are currently installed. 

 

STAFF ANALYSIS_____________________________________________________________ 

Staff review is based on the City policy for banners in the right-of-way and Section 23-562 of the 

Municipal Code. 

 

1. Requests for installation of banners must be made either by a recognized agency representing the area 

or from a two-thirds majority of the properties along the proposed route.  

 

ADI is a recognized agency representing the Downtown Business Improvement District. 

 

2. All banners and necessary brackets (including replacement parts) to be supplied by the requesting 

agency. 

 

ADI is providing the new banners.  These will replace the current banners and utilize the existing 

brackets located on light poles. 

 

3. Storage of banners to be the responsibility of the requesting party. 

 

ADI will purchase the new banners and store them until Department of Public Works staff is available 

to perform the installation.  Once removed, the current banners will be returned to ADI.  

REPORT TO CITY PLAN COMMISSION 

Plan Commission Meeting Date:  April 27, 2015 

Municipal Services Committee Meeting Date:  April 28, 2015 

Common Council Meeting Date:  May 6, 2015 

Item:  Banner Request for Appleton Downtown, Inc. 

Case Manager:  David Kress 

Community and 

Economic 

Development 
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4. Requesting parties must designate an individual to serve as the contact person with the City. 

 

Jennifer Stephany, Executive Director of ADI, will be the contact person. 

 

5. Banners may be installed only in areas that are predominantly commercial zoning. 

 

The zoning is CBD Central Business District. 

 

6. Banner installation should be consistent with planning and development policies, represent an 

appropriate theme, and not detract from the aesthetics of an area.  Plans for banner installation, 

including color scheme, theme, and spacing must be approved by the Community and Economic 

Development Department and Plan Commission before being forwarded to the Municipal Services 

Committee for issuance of a permit. 

 

This request essentially is an amendment/adjustment to the original request for banner placement, 

which was approved in 2002.  As proposed, the new banners will hang on light poles utilizing the 

existing brackets, so the spacing will remain as it is currently.  The colors, text, and graphics are 

intended to represent the new “One Great Place” brand image and slogan for the downtown. 

 

7. Banner materials (including the brackets) must be approved by the Department of Public Works. 

 

The Department of Public Works has reviewed and approved the new replacement banners that will 

utilize existing brackets. 

 

8. Banner installation may be done by the Department of Public Works or by private contract.  If a 

private contractor is used, installation plans showing bracket locations and elevations must be 

provided and approved by the Department of Public Works. 

 

Installation will be done by the Department of Public Works, with maintenance and upkeep being 

performed by ADI. 

 

9. If performed by the Department of Public Works, the cost of initial banner and bracket installation 

will be divided equally between the applicant and the City (exclusive of materials). 

 

Initial banner and bracket installation was done by the Department of Public Works in 2002-2003.  

Since the existing brackets will be utilized, there will be no cost associated with bracket installation. 

 

10. All costs of repair or replacement of banners done by the Department of Public Works will be charged 

to the requesting agency or designated individual as they are incurred. 

 

ADI will supply any new or replacement banners.   

 

11. The cost of changeover of banners done by the Department of Public Works will be divided equally 

between the applicant and the City up to a maximum of twice per year after which all costs will be 

borne by the applicant. 
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In 2005, when replacement banners were put up, the cost for banner instillation was divided equally 

between ADI and the City.  With this current request, ADI has asked the City to waive the cost for 

banner installation.  The cost waiver request will be discussed at the Municipal Services Committee 

meeting. 

 

12. Banners will remain the property of the requesting agency. 

 

ADI will retain ownership of the banners. 

 

13. The requesting agency will be given 30-day notice of deteriorated banners (in the judgment of the 

City) after which they will be removed, and the cost of removal will be billed to the requesting agency 

or designated individual. 

 

If this is needed, it will be done. 

 

14. Installation of items budgeted by the City for installation is exempt from this policy (angels, flags, 

etc.). 

 

This does not apply. 

 

Review Criteria:  Based upon the above analysis, it would appear the criteria established by the City 

policy for banners in the right-of-way and Section 23-562 has been satisfied. 

 

Appleton Comprehensive Plan 2010-2030:  Listed below are related excerpts from the City’s 

Comprehensive Plan 2010-2030. 

 

Chapter 14 Downtown Plan,  Initiative 1 Urban Design: 

Strategy 1.4 – Implement streetscaping projects to create downtown “identity streets.” 

 Continue streetscaping efforts on College Avenue, Richmond Street, and Appleton Street. 

 Provide continued maintenance and replacement of streetscaping elements. 

 

Technical Review Group (TRG) Report:  This item was discussed at the April 21, 2015 Technical 

Review Group meeting.  No negative comments were received from participating departments. 

 

RECOMMENDATION_________________________________________________________ 

Based on the above, staff recommends that the Appleton Downtown, Inc. request to have twenty-one (21) 

interchangeable banners on light poles, which would hang in the public right-of-way a minimum of eight 

(8) feet above the sidewalk, along College Avenue between Badger Avenue and Drew Street, BE 

APPROVED and forwarded to the Municipal Services Committee. 









 

 

 

 

GENERAL INFORMATION____________________________________________________ 

Owner/Applicant:  Robert DeBruin, Emerald Valley Estates, LLC – owner/applicant 

 

Parcel #:  Part of 31-1-7600-00 

  

Petitioner’s Request: The owner/applicant is proposing to subdivide property under a multi-phased 

approach. 

 

BACKGROUND_______________________________________________________________ 

The Preliminary Plat for the Second Addition to Emerald Valley was approved by the Common Council 

on March 4, 2015.  

 

Rezoning #11-14 to rezone the subject site from AG Agricultural District to R-1B Single-Family District 

was approved by the Common Council on February 4, 2015. 

 

The Final Plat for the First Addition to Emerald Valley consisting of 3 residential lots was approved by 

the Common Council on June 2, 2010. 

 

The Final Plat for Emerald Valley consisting of 50 residential lots was approved by the Common Council 

on June 6, 2007.    

 

The subject property was annexed to the City in 2004 as part of the French Road Annexation, and a 

zoning classification of AG Agricultural District was assigned at that time.   In 2005, a preliminary plat 

had been submitted for the overall property, which called for the creation of a total of 252 residential lots.   

 

STAFF ANALYSIS_____________________________________________________________ 

Existing Conditions:  The portion of the lot to be subdivided is currently undeveloped and zoned R-1B 

Single-Family District.  The area being platted for single family development is 14.178 acres which will 

be divided into 27 lots.   

 

Comparison Between Final Plat and Preliminary Plat:  The Final Plat is consistent with the 

Preliminary Plat layout for these twenty-seven (27) lots in terms of shape, size, and location.   

 

Zoning Ordinance Review Criteria:  Lot development standards (Section 23-93) are as follows: 

 

 Minimum lot area:  Six thousand (6,000) square feet. 

REPORT TO CITY PLAN COMMISSION 

Plan Commission Meeting Date:  April 27, 2015 

Common Council Meeting Date:  May 6, 2015  

Item:  Final Plat - Second Addition to Emerald Valley 

Case Manager:  Don Harp 

      Community  

 and Economic  

  Development 
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o The proposed lots range in size from 11,620 square feet to 41,984 square feet.  All lots 

exceed this requirement. 

 

 Minimum lot width:  Fifty (50) feet. 

o The proposed lots range in width from 68 feet to 204 feet.  All lots exceed this requirement.  

 

 Minimum front, side and rear yard setbacks:  Twenty (20) foot front yard on a local street; 

Twenty-five (25) front yard on an arterial street; Six (6) foot side yard; and Twenty-five (25) foot 

rear yard.  

 

o Required front yard setback had been shown on the Preliminary Plat.  Required setbacks 

will be reviewed through the building permit review process. 

 

 Maximum building height:  Thirty-five (35) feet. 

o This will be reviewed through the building permit review process. 

 

 Maximum lot coverage.  Fifty percent (50%). 

o This will be reviewed through the building permit review process. 

 

Compliance with the Appleton Subdivision Regulations: This subdivision complies with the Appleton 

Subdivision Regulations, and no variances have been requested. 

 

Access and Traffic: The new vehicular access point to this phase is via Amethyst Drive and Bluetopaz 

Drive, which connects to Providence Avenue and then to Edgewood Drive.  Amethyst Drive and 

Bluetopaz Drive will be designated as local streets with a 60 foot road right-of-way, and Providence 

Avenue will be designated as a collector street with a 66 foot road right-of-way.  The full road right-of-

way width of these public streets will be dedicated to the City with the Final Plat. 

 

Surrounding Zoning and Land Uses:  The surrounding area is under the jurisdiction of the City of 

Appleton (north, south, east and west) and Grand Chute (east).  The uses are generally residential and 

agricultural in nature.   

 

2010-2030 Comprehensive Plan: Community Development staff has reviewed this proposed subdivision 

and determined it is compatible with the One and Two-Family Residential uses shown on the City’s 2010-

2030 Comprehensive Plan Future Land Use Map. 

 
Parks and Open Space: The Appleton Subdivision Regulations do require parkland dedication or fee in 

lieu for residential subdivisions.  The parkland fees pursuant to Chapter 17 of the Appleton Municipal 

Code have been waived, in exchange for parkland as part of the original Emerald Valley Development 

Agreement. 

 

Technical Review Group Report (TRG): This item was discussed at the March 17, 2015 Technical 

Review Group Report meeting.  No negative comments were received from participating departments. 
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RECOMMENDATION_________________________________________________________ 

 

The Second Addition to Emerald Valley Final Plat, BE APPROVED subject to the following conditions: 

 

1. The following streets within the Second Addition to Emerald Valley Final Plat meet the standards 

to be classified as local and collector streets and will henceforth be so classified: 

 

Local Streets:  Bluetopaz Drive and Amethyst Drive 

 

Collector Street:  Providence Avenue 

 

2. All easements, including but not limited to, water mains, sewer mains, storm sewers, and drainage 

shall be shown on the Final Plat to the satisfaction of the City Engineer prior to the City affixing 

signatures on the Final Plat. 

3. A Development Agreement being made and entered into by and between the City of Appleton and 

the applicant/owner and any amendments related thereto prior to the issuance of any permit to 

commence construction of any public improvement.   

4. All requirements from the City of Appleton Public Works Department, Engineering Division, 

shall be met to the satisfaction of the City Engineer prior to the City affixing signatures on the 

Final Plat. 
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