
City Plan Commission

City of Appleton

Meeting Agenda - Final

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 24, 2017

1. Call meeting to order

2. Roll call of membership

3. Approval of minutes from previous meeting

17-557 City Plan Minutes from 3-20-17 

City Plan Minutes 3-20-17.pdfAttachments:

4. Public Hearings/Appearances

17-558 Special Use Permit #1-17 for an automobile sales and display lot, at 524 

North Clark Street (Tax Id #31-2-0697-00), as shown on the attached 

maps and per attached plan of operation, to run with the land subject to 

the conditions in the attached staff report (Associated with Action Item 

#17-559)

5. Action Items

17-559 Request to approve Special Use Permit #1-17 for an automobile sales 

and display lot, at 524 North Clark Street (Tax Id #31-2-0697-00), as 

shown on the attached maps and per attached plan of operation, to run 

with the land subject to the conditions in the attached staff report (2/3 

vote required)

StaffReport_VLPerformance_SUP_For04-24-17.pdf

PublicCommentLetter_Reynolds_VLPerformance_SUP.pdf

PublicCommentLetter_McNally_VLPerformance_SUP.pdf

Attachments:

17-560 Request to approve the Third Addition to Emerald Valley Final Plat as 

shown on the attached maps and subject to the conditions in the 

attached staff report 

StaffReport_Final Plat_ThirdAddtoEmeraldValley.pdfAttachments:
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17-561 Organizational Matters:

1.  Elect a Vice-Chair

2.  Designate a Contact Person 

3.  Confirmation of Meeting Date and Time

6. Information Items

17-585 Workshop for Local Planning & Zoning Officials on May 22, 2017 from 

5:15 p.m. - 8:00 p.m. at the Algoma Town Hall 

Plan Commission Workshop Info 5-22-17.pdfAttachments:

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, March 20, 2017

Call meeting to order1.

Meeting called to order at 4:02 p.m.

Roll call of membership2.

Mayor Hanna, Buetow, Lobner and UslabarPresent: 4 - 

Dukelow and RabecExcused: 2 - 

Others present:

Jeff Schultz, Martenson & Eisele

Dave Schmalz, McMahon

Nate Loper, Deputy Director Operations, Department of Public Works

Approval of minutes from previous meeting3.

17-351 City Plan Minutes from 2-6-17 

City Plan Minutes 2-6-17.pdfAttachments:

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

Motion carried by the following vote:

Aye: Mayor Hanna, Buetow, Lobner and Uslabar4 - 

Excused: Dukelow and Rabec2 - 

Public Hearings/Appearances4.

17-352 Rezoning #1-17 for the Third Addition to Emerald Valley, as shown on 

the attached maps, from AG Agricultural District to R-1B Single-Family 

District (Associated with Action Item #17-353)

This public hearing was held, and no one spoke on the item.

Action Items5.
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17-355 Request to approve the Affidavit of Correction for White Hawk 

Meadows III Extraterritorial Final Plat located in the Town of Grand 

Chute, as shown on the attached maps and documents 

StaffReport_AffidavitofCorrectionWhiteHawkMeadowsIIIFinalPlat.pdfAttachments:

Uslabar moved, seconded by Buetow, that the Report Action Item be 

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

Aye: Mayor Hanna, Buetow, Lobner and Uslabar4 - 

Excused: Dukelow and Rabec2 - 

Information Items6.

17-353 Request to approve Rezoning #1-17 for the Third Addition to Emerald 

Valley, as shown on the attached maps, from AG Agricultural District 

to R-1B Single-Family District

StaffReport_Rezoning #1-17_ThirdAddtoEmeraldValley.pdfAttachments:

Proceeds to Council on April 19, 2017.

Uslabar moved, seconded by Buetow, that the Report Action Item be 

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

Aye: Mayor Hanna, Buetow, Lobner and Uslabar4 - 

Excused: Dukelow and Rabec2 - 

17-354 Request to approve the Third Addition to Emerald Valley Preliminary 

Plat as shown on the attached maps and subject to the attached 

conditions

StaffReport_Preliminary Plat_ThirdAddtoEmeraldValley.pdfAttachments:

Proceeds to Council on April 19, 2017.

Lobner moved, seconded by Uslabar, that the Report Action Item be 

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

Aye: Mayor Hanna, Buetow, Lobner and Uslabar4 - 

Excused: Dukelow and Rabec2 - 

Adjournment7.

Lobner moved, seconded by Uslabar, that the meeting be adjourned at 4:08 

p.m. Roll Call. Motion carried by the following vote:

Aye: Mayor Hanna, Buetow, Lobner and Uslabar4 - 

Excused: Dukelow and Rabec2 - 
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GENERAL INFORMATION___________________________________________________  _ 

Owner:  BDB Company LLP 

 

Applicant:  VL Performance LLC  c/o Coty Van Lannen 

 

Address/Parcel #:  524 North Clark Street (Tax Id #31-2-0697-00) 

 

Petitioner’s Request:  The applicant is requesting a Special Use Permit for an automobile sales and 

display lot in conjunction with an existing automobile maintenance shop. 

 

BACKGROUND______________________________________________________________  _ 

The subject area, located along North Clark Street between West Atlantic Street and West Packard Street, 

is already occupied by the applicant.  VL Performance has operated at this location as an automobile 

maintenance shop since 2015, when building permits were issued by the Inspections Division.  Before 

obtaining a Motor Vehicle Dealer License from the Wisconsin Department of Transportation, the 

applicant must receive approval of a Special Use Permit. 

 

As part of a Zoning Map amendment for numerous properties throughout the surrounding neighborhood, 

Common Council approved Rezoning #4-98 on February 18, 1998, which rezoned the subject property 

from CBD Central Business District to C-2 General Commercial District. 

 

STAFF ANALYSIS____________________________________________________________  _ 

Project Summary:  The applicant proposes to establish an automobile sales and display lot on the 

northwest portion of the subject site.  Landscaping would be installed around the perimeter of the display 

area, as shown on the attached development plan.  The existing automobile maintenance shop, which is 

approximately 5,000 square feet in size, would remain operational and provide the ability to perform 

service work on the vehicles available for sale. 

 

Existing Site Conditions:  The 0.63-acre site is currently developed with a multi-tenant building, which 

is approximately 11,150 square feet in size.  The site also includes paved areas that have been used for 

off-street parking.  Access is provided by curb cuts on North Clark Street and North Superior Street. 

 

Zoning Ordinance Requirements:  The subject property has a zoning designation of C-2 General 

Commercial District.  Per Section 23-113(e) of the Municipal Code, an automobile sales and display lot 

requires a Special Use Permit in the C-2 District.  The definition of automobile sales and display lot, per 

the Zoning Ordinance, means a use involving the display and temporary storage, for sale, of new or used  

REPORT TO CITY PLAN COMMISSION 

Plan Commission Public Hearing Date:  April 24, 2017 

 

Common Council Meeting Date:  May 3, 2017 

 

Item:  Special Use Permit #1-17 for an automobile sales and display lot 

 

Case Manager:  David Kress 

Community  

and Economic 

Development 
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motor vehicles including recreational vehicles, trucks, motorcycles and boats, and where repair or service 

work is incidental to the operation of new or used vehicle sales.  In order to permit an automobile sales 

and display lot, the Plan Commission makes a recommendation to the Common Council who will make 

the final decision on the Special Use Permit.  A two-thirds (2/3) vote of the Common Council is required 

for approval. 

 

As part of the minimum standards for an automobile sales and display lot, perimeter landscaping is 

required pursuant to Section 23-66(h)(5) of the Municipal Code.  Based on the attached development 

plan, a 5-foot wide landscape buffer would be provided around the proposed display area, and a 6-foot 

high fence exists near the north lot line.  This would satisfy the minimum standards for perimeter 

landscaping. 

 

Section 23-172(m) of the Municipal Code requires a minimum number of off-street parking spaces based 

on the use(s) of a property.  Based on the existing automobile maintenance shop (a permitted use in the  

C-2 District) and proposed automobile sales and display lot, a total of 19 parking spaces would be 

required.  The 23 exterior parking spaces and four interior parking spaces (each service bay) shown on the 

attached development plan would exceed the minimum off-street parking requirement, allowing the 

proposed spaces at the north end of the property to function as display area. 

 

Operational Information:  A plan of operation is attached to the Staff Report. 

 

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

Appleton (north, south, east, and west).  The uses are generally commercial and residential in nature. 

 

North:  R-1C Central City Residential District.  The adjacent land uses to the north are currently single-

family residential. 

 

South:  C-2 General Commercial District and R-1C Central City Residential District.  The adjacent land 

uses to the south are currently a mix of commercial and single-family residential. 

 

East:  C-2 General Commercial District.  The adjacent land uses to the east are currently a mix of 

commercial uses, including a funeral home. 

 

West:  R-1C Central City Residential District.  The adjacent land uses to the west are currently single-

family residential. 

 

Appleton Comprehensive Plan 2010-2030:  Community and Economic Development staff has reviewed 

this proposal and determined it is compatible with the Mixed Use designation shown on the City’s 

Comprehensive Plan 2010-2030 Future Land Use Map.  Listed below are related excerpts from the City’s 

Comprehensive Plan 2010-2030. 

 

Goal 1 – Community Growth 

Appleton will continue to provide opportunities for residential, commercial, and industrial growth, 

including appropriate redevelopment sites within the downtown and existing neighborhoods, and 

greenfield development sites at the City's edge. 
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Goal 8 – Economic Development 

Appleton will pursue economic development that retains and attracts talented people, brings good jobs to 

the area, and supports the vitality of its industrial areas, downtown, and neighborhood business districts. 

 

OBJECTIVE 9.4 Economic Development: 

Ensure the continued vitality of downtown and the City’s neighborhood commercial districts. 

 

OBJECTIVE 10.2 Land Use: 

Encourage redevelopment to meet the demand for a significant share of future growth, and to enhance the 

quality of existing neighborhoods. 

 

Finding of Fact:  This request was reviewed in accordance with the standards for granting a Special Use 

Permit under Sections 23-66(e)(1-6) and 23-66(h)(5) of the Municipal Code, which were found in the 

affirmative, as long as all stipulations are satisfied. 

 

Technical Review Group (TRG) Report:  This item was discussed at the April 4, 2017 Technical 

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

 

RECOMMENDATION________________________________________________________  _ 

Staff recommends, based on the above, that Special Use Permit #1-17 for an automobile sales and display 

lot at 524 North Clark Street (Tax Id #31-2-0697-00), as shown on the attached maps and per attached 

plan of operation, BE APPROVED to run with the land, subject to the following conditions:  

 

1. The automobile sales and display lot use is limited to the part of parcel #31-2-0697-00 outlined on 

the attached City Plan Commission maps dated April 24, 2017. 

 

2. All applicable codes, ordinances, and regulations, including but not limited to Fire and Building 

Codes and the Noise Ordinance, shall be complied with. 

 

3. Any deviations from the approved development plan may require a major or minor amendment 

request to this Special Use Permit, pursuant to Section 23-66(g) of the Municipal Code. 

 

4. Compliance with the plan of operation is required at all times.  Changes to the plan of operation 

shall be submitted to the Community and Economic Development Department for review and 

approval. 

 

5. The minimum standards for an automobile sales and display lot found in Section 23-66(h)(5) of 

the Municipal Code shall be complied with, as applicable. 

 

6. The perimeter landscaping, fence, and parking lot striping shall be complete prior to a Certificate 

of Occupancy being issued by the Inspections Division for the automobile sales and display lot use 

or City signatures being affixed to the Motor Vehicle Dealer License. 

 

7. Vehicles displayed for sale outdoors shall be kept within the area north of the building, near the 

perimeter landscaping, as shown on the development plan. 
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8. The Special Use Permit shall be deemed null and void if the use has not been established within 

twelve (12) months after Common Council approval, pursuant to Section 23-66(f)(3) of the 

Municipal Code. 
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RESOLUTION NO___________ 

 

CITY OF APPLETON 

RESOLUTION APPROVING SPECIAL USE PERMIT #1-17 

 

 

WHEREAS, VL Performance, LLC has applied for a Special Use Permit for an automobile 

sales and display lot located at 524 North Clark Street, also identified as Parcel Number(s) 31-2-

0697-00; and 

 

WHEREAS, the location for the proposed automobile sales and display lot is located in the C-2 

General Commercial District and the proposed use is permitted by special use within this zoning 

district; and  

 

WHEREAS, the City of Appleton Plan Commission held a public hearing on April 24, 2017, on 

Special Use Permit #1-17 at which all those wishing to be heard were allowed to speak or 

present written comments, and other materials presented at the public hearing; and 

 

WHEREAS, the City of Appleton Plan Commission has considered the application, the staff 

reports, oral and written, the Comprehensive Plan and zoning on the subject property, the 

testimony, written comments, and other materials presented at the public hearing; and  

 

WHEREAS, the City of Appleton Plan Commission reviewed the standards for granting a 

Special Use Permit under Sections 23-66(e)(1-6) and 23-66(h)(5) of the Municipal Code, and 

forwarded Special Use Permit #1-17 to the City of Appleton Common Council with a 

 favorable       or       not favorable      (CIRCLE ONE) recommendation; and  

 

WHEREAS, the City of Appleton Common Council has reviewed the report and 

recommendation of the City of Appleton Plan Commission at their meeting on 

_________________________, 2017 and found it to be acceptable.  

 

NOW, THEREFORE, BE IT RESOLVED, that the City of Appleton Common Council 

approves Special Use Permit #1-17 for an automobile sales and display lot located at 524 North 

Clark Street, also identified as Parcel Number(s) 31-2-0697-00 and orders as follows: 

 

CONDITIONS OF SPECIAL USE PERMIT #1-17 

 

1. The automobile sales and display lot use is limited to the part of parcel #31-2-0697-00 

outlined on the attached City Plan Commission maps dated April 24, 2017. 

 

2. All applicable codes, ordinances, and regulations, including but not limited to Fire and 

Building Codes and the Noise Ordinance, shall be complied with. 

 

3. Any deviations from the approved development plan may require a major or minor 

amendment request to this Special Use Permit, pursuant to Section 23-66(g) of the 

Municipal Code. 



 

4. Compliance with the plan of operation is required at all times.  Changes to the plan of 

operation shall be submitted to the Community and Economic Development Department 

for review and approval. 

 

5. The minimum standards for an automobile sales and display lot found in Section 23-

66(h)(5) of the Municipal Code shall be complied with, as applicable. 

 

6. The perimeter landscaping, fence, and parking lot striping shall be complete prior to a 

Certificate of Occupancy being issued by the Inspections Division for the automobile 

sales and display lot use or City signatures being affixed to the Motor Vehicle Dealer 

License. 

 

7. Vehicles displayed for sale outdoors shall be kept within the area north of the building, 

near the perimeter landscaping, as shown on the development plan. 

 

8. The Special Use Permit shall be deemed null and void if the use has not been established 

within twelve (12) months after Common Council approval, pursuant to Section 23-

66(f)(3) of the Municipal Code. 

 

 

Adopted this ______ day of ____________________________, 2017. 

 

 

 

       ____________________________________ 

       Timothy M. Hanna, Mayor 

   

ATTEST: 

 

 

_____________________________________ 

Kami Lynch, City Clerk 
 







 

 

 

 

GENERAL INFORMATION____________________________________________________ 

Owner/Applicant:  Robert DeBruin, Emerald Valley Estates, LLC  

 

Address/Parcel #:  Providence Avenue / 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 Third Addition to Emerald Valley consisting of 11 residential lots was 

approved by the Plan Commission on March 20, 2017 and by the Common Council on April 19, 2017. 

 

Rezoning #1-17 (AG Agricultural District to R-1B Single-Family District) for the Third Addition to 

Emerald Valley was approved by the Plan Commission on March 20, 2017 and by the Common Council 

on April 19, 2017. 

 

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.  The 5.995 acre 

area will be divided into eleven (11) single family lots. 

 

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

Preliminary Plat layout for these eleven (11) lots in terms of shape, size, and location. 

 

Zoning Ordinance Review Criteria:  R-1B lot development standards (Section 23-93) are as follows: 

 

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

 

o The proposed average lots size is 18,000 square feet.  All lots exceed this requirement. 
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 Minimum lot width:  Fifty (50) feet. 

 

o The proposed lots average lot width is 110 feet.  All lots exceed this requirement.  

 

 Minimum front, side and rear yard setbacks:  Twenty (20) foot front yard, 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 primary vehicular access to this phase is via Providence Avenue, which 

connects to Amethyst Drive and Bluetopaz Drive.   The full 66 foot road right-of-way for Providence 

Avenue and 60 foot road right-of-way for width of Amethyst Drive and Bluetopaz Drive 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).  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 illustrated in the Emerald Valley Development 

Agreement signed by the City officials on July 17, 2006. 

 

Technical Review Group Report (TRG): This item was discussed at the April 4, 2017 Technical 

Review Group Report meeting.  
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Department of Public Works Comments: 
 

 A Development Agreement will be required as part of the Final Platting process. 

 

RECOMMENDATION_________________________________________________________ 

 

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

and as shown on the attached maps: 

 

1. On Sheet 2 of 2, change City Clerk’s name to Kami Lynch. 

 

2. On Sheet 2 of 2, check last name spelling for Pat Hietpas (listed as “Hieptas”) 

 

3. The following streets within the Third 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 

 

4. 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. 

 

5. 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. 

 

6. The owner/applicant shall submit to the City Engineering Division for review and approval 

information showing how storm sewer/drainage will be developed to accommodate the proposed 

phasing, prior to City signatures being affixed to the Final Plat. 

 

7. Prior to City signatures being affixed to the Final Plat, grant a storm sewer easement to the City 

for portions of proposed storm sewer that extend west of plat limits (future Lots 137 and 138 and 

adjacent future Bluetopaz Drive). The easement may be via separate instrument from the plat. 

 

8. Prior to City signatures being affixed to the Final Plat, a revised Drainage Plan shall be submitted 

to the Community and Economic Development Department for Department of Public Works 

review showing the following:  

 

a. Show lot dimensions. 
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b. Provide a temporary drainage ditch that runs from the northwest corner of Lot 88 to a 

selected location of the storm sewer west of the plat and daylight one of the pipes to 

collect this flow. 

 

c.  Provide proposed spot grade for the northeast corner of Lot 81. 

 

9. The Development Agreement will include a stipulation that the rear lot line berm along Lots 59-64 

in Emerald Valley 2nd Addition must be constructed prior to issuance of any building permits in 

Emerald Valley 3rd Addition. 

 

10. 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.   
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