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COMPREHENSIVE PLAN

Chapter 14: Downtown Plan
Vision Statement:

Downtown Appleton is a great
American urban neighborhood and
employment center with world class
arts and entertainment

Figure 1 Perspective of conceptual redevelopment of 300 block of E. College Ave. Vantage pointis looking southwest
toward the Fox Riverfromthe corner of N. Drew Street and E. Washington Street
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COMPREHENSIVE PLAN

Chapter 14: Downtown Plan - Initiatives

« #1 Urban Form & Design — create an
identity and improve the appearance of
downtown

« #2 Tourism/Arts/Entertainment/Education
— develop cultural attractions and promote
travel to the downtown by residents and _ _ _ .

Figure 39 Sketch from May Design Workshop showing new mixed use

Visitors development concept where Blue Ramp currently exists. View is from
transit center looking south.

« #3 Neighborhood & Residential
Development — foster new residential
development and create healthy
neighborhoods surrounding the downtown



COMPREHENSIVE PLAN

Business Retention — support €
businesses in the downtown and
attract desirable new ones

« #5 Mobility & Parking — provide
convenient access to the downtown for
all modes of travel

! B

S MORRISON ST

« #6 Downtown Management — ensure Qe A
that resources are available to continue o Wy, A SODIER'S SQUARE

to advance the vitality of downtown W,

« #7 Public Spaces & Riverfront —
enhance the public realm and
connections between downtown and
the riverfront
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Downtown Appleton Demand
for Housing 2016-2021

H 52%

City-wide survey respondents said they
are interested in living downtown

30
units
[

Single family Multi-family

Status: Status:
Potential pocket New units coming
neighborhood on line south and
concept north
of College Ave.

east near riverfront

50
units

Condo/Townhome

Status:

At least half of
overall city-wide
demand
recommended
for downtown.




DOWNTOWN RESIDENTIAL PROJECTS

- Block 80C

- 320 E. College 39 Units
-Park Central 39 Units
-Residences at the Zuelke 66 Units
-URBANE 115 56 Units
- Merge (Ph II) 75 Units
-RISE 48 Units

Total 466 Units



COMPREHENSIVE PLAN

Commercial (Shops, Dining, Services)
Mixed Use (Office, Commercial,
Residential)

Residential (Staked Flats, Row Houses,
Cottage Homes)

Professional Office

Public/Institutional

Redevelopment of library site into
mixed use
New mixed use transit center w/
green roof

(3) Commercial, residential, parking,
mixed use

Renovate City Center market arcade

Residential stacked flats w/ rooftop
deck

Residential conversion of upper floors
in Zuelke Bldg.

Soldiers Square

Mixed use public, office, residential
and parking

Expo Center w/ elevator access to
Jones Park

Expanded Heid Music & adjacent
mixed use residential

(11 Conversion to artist studios and
gateway enhancement

Building Rehabilitation

Former Thompson Center Rehab

N A Q&)
@ ® &)

Commercial Redevelopment
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Residential Rehab and Infill

®

®

Mix of new Infill Housing Types
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Professional Office

Downtown Study Redevelopment Framework PA
Appleton, Wisconsin SEH



ACCOMPLISHMENTS FROM CHAPTER 14: DOWNTOWN PLAN

Strategy 4.8: NC
efforts to redevelop and invest in
downtown. west ends of doy

Strategy 3.4. Revise CBD zoning to Amended CBD zoning in 2018 to allow
permit first floor dwellings on parcels ground floor residential (except along
which do not front College Avenue. College Ave.) and standalone residential.
Strategy 3.1: Encourage mixed-use Revamped the C-1 zoning district in 2020
and mid-density residential to accommodate mixed-use infill and
redevelopment on the edge of downtown. redevelopment.

Strategy 1.3: Implement appropriate Completed the Downtown Streetscgpe
streetscaping projects throughout the Design Guide in 2021 to inform gécisions

downtown. as street reconstruction projects occur.



TAX INCREMENTAL FINANCING (TIF)
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BUSINESS ENHANCEMENT GRANTS

< Availablein TIF #11, TIF #12 and

% The improvements must be made to the exterior of one or mc
property that is visible from a public street. Priority will be given to front facades.

% Matching grant up to 50% of total project costs

s Use must be for commercial purposes. /
% The applicant must be either the owner or a tenant (with owner’s permission) of the buildip
% Proposed improvements or repairs must have a useful life of five or more years.

o

FUNDS STILL AVAILABLE



DOWNTOWN PROJECTS
- Downtown Development Overview A

Wi Atlantic St

Rise Development
Project Totals
-WHEDA Tax Credit
-48 apartments

N
TR

Crescent Lofts
-WHEDA Tax Credit
-Historic Tax Credit

-69 apartments total
: E \

Avant Apartments
-33 apartments

Za

Union Springs
Park

320 E College
-39 apartments

N
Grean Hamp s

FNsSuperior St

800 Block, LLC
-1st Floor commercial |\
-20 apartments

Zuelke
-66 apartments
-Commercial 1st floor

-39 apartments
‘-addmg 3 floors

Gabriel Furniture Redevelopment

rst floor commercial

Construction Underway
- Phase |- Commercial and 56 apartments
Approved

-Phase |l - Commercial and 75 apartments

9/27/2022 "me—

1 s)
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GABRIEL LOFTS/AVANT APARTMENTS

l-\

\

i

Avant Apartments
33 Residential Units



BLOCK 800/320 E. COLLEGE

320 E. College Ave.
39 Residential Units
Commercial 15" Floor




CRESCENT LOFTS/RISE

RISE
48 Residential Units
36 Low Income Section 42




PARK CENTRAL/THE RESIDENCES AT ZUELKE

The Residences at Zuelke
66 Residential Units
Commercial Space on First Floor
Completion early 2023



URBANE - MERGE URBAN DEVLEOPMENT

PNAse .

56 Residential Units

Commercial Space on First Floor
Construction underway

Phase Il —
/5 Residential Units
Commercial Space on First Floor

Construction start 2023
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= College
North
neighborhood plan
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STUDY AREA
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Community & Economic Development Department

College North Neighborhood Plan

Purpose of the Plan

Refine and articulate the vision from the Comprehensive Plan for this district.
Identify the future opportunities and forces affecting the neighborhood.
Analyze potential redevelopment options for properties.

Support equitable and inclusive development and design.

Leverage relationships between stakeholders to create future opportunities.

Update the Downtown Market Analysis and prepare a housing strategy for the area.

8 wm College North
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DEVELOPMENT

The DEVELOPMENT PROGRAM replaces land uses
that are either functionally obsclete or do not achieve
full development potential Identifying sites that can
take advantage of Appleton’s growth and expanding
demand is an important priority for this plan. Key
elements include:
= Strengthen the connection between
downitown and neighborhoods, while
enhancing the current neighborhood

Explore different development
forms unavailable in the area

Empower private market fo lead change

Complement, not compete
with College Avenus

MOBILITY
The MOEILITY PROGRAM leverages existing inifiatives,
such as the Streetscape Design Guide, and proposes
inifiatives that improve the circulation, access, utilization
and operations in the neighborhood. If is largely
based on the ared’s need for increased connectivity,
accessibility and efficiency. Key elements include:
= Improve convenience for moving

throughout the area

Create logical connections

to surrounding areas

Improve the gesthetic appearance of
the neighborhood and mobility paths

COMMUNITY

The COMMUNITY PROGRAM i1s accomplished through
achieving the development and mobility agendas. It is
based on building desirable outcomes for participants,
stakeholders and reinforcing a positive image of the
district. Key elements include:
" Create condrions that feel safe,

inviting and comfortable

Increase choices for housing

and fransportation

Connect downtown and

surrounding neighborhoods

Inspire stakeholders fo become champions
for the neighborhood's success

College North
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Planning Concepts

The College North Neighborhood Plan creates a program for concepts and
implementation by combining input from the public with a review of both development
trends and market potential.

The vision begins with establishing a program, much like an architectural program for a

building project. The program sets forth the ingredients of development for both current
and future community needs, pending projects and other opportunities. The program is
comprised of three separate agendas - Development, Mobility, and Community.

14 == College North
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Development
Concepts
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Sites Subject
to Change

18 wm College North

SUBJECT-TO-CHANGE

If asite is subject-to-change, it means that market
forces may influence redirection of the site’s use in
the future. Sites identified as subject-to-change are
not targeted for redevelopment. Instead these are
areas that could be explored with future scenarios
for preservation, reuse or redevelopment. Conditions
that lead fo becoming a site that is subject-to-change
include:

Market exists for higher intensity use

Wacant building

Open or vacant lofs

Underused site

Obsolete or incompatible uses

Surface parking areas

ACTIVE PROJECTS

The neighborhood has many sites experiencing
development activity or with recently completed
development. Identified sites include projects that
are under consfruction, recently built, or have an
approved development agreement.
. Appleton Public Library
. Crescent Lofts, recentty completed
. Rise Apartments
. Merge Development (phases 1+2)
Park Central
. 320E College Averue
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Enagement Lnitiatives

The City of Appleton launched the College North Neighborhood Plan in Fall

2021 and finished in Spring 2022. The focus of the initiative was to author a
neighborhood plan that assembiles all of the current initiatives - both private and
public - and investigates future opportunities for long-term vibrancy and vitality.

The public engagement process focused on building relationships through one-

on-one discussions, community meetings, and a multitude of meetings and
interviews to gain input and feedback from people who know the area best—its
residents, employees and community leaders.

10 == College North




Community & Economic Development Department

Development
Concepts

== College North

The College North Meighborhood Plan explores
concepts for future development that intend to unite
each site fo its surrounding context, while maoximizing
outcomes. Several sites in the neighborhood are
candidctes for redirection. Some sites are pulblichy-
owned and may be redeveloped for private

use. Others are privately-owned and might be
redeveloped.

Property owners and developers, in responding o the
development concepts. may fake different. equally
walid, approaches to opportunity sites. Therefore,

the plan explores possibilities for redevelopment and
suggests patterns that connect each site.

This section explores the potential of these opportunity
sites, including redevelopment and reuse.

CONCEPTS

Concepts are just that, ideas for the future with
the purpose of improving the quality of the area
Development concepts for the College North
Meighborhood includes thirty possible key infiatives,
which are noted in Map 2.2 and described herein.

Senior-Oriented Living

Existing Automotive Reuse

Existing Reuse

AASD Maintenance Facility Reuse

Triangle Park

Townhomes

hutti-Fanniby

Development Site

Parking Lot

Building Rehabilitation
Mixed Use Project

Union Springs Developrent
Uricn Springs Park

Packard Place

Building Reuse or Redevelopment

Human Services Campus
Mutti-Fanniby
Development
Commercial Corner
Corner Redevelopment
Appleton Public Library

Public Transit Redevelopment
Morrison Street Infill

Durkee Street Infill
Franklin Street Infil
Merge Phase 1
Merge Phase 2
City Center Plaza
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#14/15/16. Packard Triangle

The Packard Triangle includes the Packard Park
and the area between Division Street and railroad.
Concepts for this area include:

14, Packard Place. Preservation, expansion and
development of existing neighborhood park,
created by adding east half of Superior
Street right-of-way. West half of right-of-
way may be conveyed to adjacent property
to provide access fo Packard Street or
maintained as public open space. Use to
expand park does not necessarily require
street vacation.

Building Reuse or Redevelopment. The | P p UNION SPRINGS

warehouse building along the railroad fracks : DEVELOPMENT
may be repurposed. The site is an option for : ok

a possible passenger rail station or human

service campus.

Human Services Campus. The property
south of Pillars could include a future human
services campus that supports the needs of
people in the community. For illustration, the
footprint of the Pillars’ building is mirrored on
the site to show that their space could double
from its current size on the existing site.

Colilege North
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LOOKING NO! (WEST

College North - 29
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MAP 2.2: SITES SUBJECT TO CHANGE

POST
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The College North Neighborhood Plan supports Townhomes Infill

Development i FaR A e RS i

i - than single-family or single-story projects. For
POlICIeS the purpose of this neighborhood, the design
of the first 20-feet of the building’s elevation is
most critical and should orient to pedestrians.
Also, this plan supports the development of mixed
use buildings with retail-ready spaces on the first
floor. This means that if the market demand is not
mature fo support commercial tenants at the time of
opening, then the space can be leased for residential
until the market can support commercial tenancy.
Projects should:
= Incorporate a residential use
= Be a minimum of three stories
= Engage the sidewak and street level
= Build to the property line

= Reinforce the character of the neighborhood

Projects should not:
= Be built with long. blank walls along the street
= Be single-story or single-family homes
= Include excessive surface parking

4O =m College North
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#23/24/25. Infill Residential
The planning process considered sites within the
neighborhood that may not be at their optimal
use. While several individual sites are candidates for
redevelopment, the Plan’s approach was to identify
clusters of properties that could be assembled and
redeveloped as a unified project. Considering the
principle of this Plan to introduce new options for
housing near downtown, the following concepts
favor townhome development aithough multi-family
structures are eligible alternatives.

23. Morrison Street Infill. The concept replaces

a surface parking lof, a home converted to
muiti-family and a vacant office structure.

Durkee Street Infill. The concept replaces
surface parking lots, and small office building.

25 Franklin Street Infill. The concept redirects

surface parking for US. Bank. : _ST. PAUL
i : " LUTHERAN

Redevelopment for Parking. The practice of

acquiring property and demolishing the site for

surface parking is discouraged. Parking should be

addressed for all of downtown environs, exploring

options for shared parking, signage and management. k

This may require agreements between private owners, ! PARRAKa';G
possibly supported by the city, to optimize the use of YELLOW

College North
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Washington Street Corridor

Looking Southeast

The drive-thru bank could be rede-
veloped and incorporate a lower
level bank with drive, if desired.
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College
Washington Street Corridor R

@ Division Street

e e,
) == j - R ay
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~ Activating Washington Street with
new development that frames the
corridor strengthens the urban
character of downtown.

Washington Street is imagined as a
parallel mixed use corridor to College
Avenue, having calmer activity and
opportunities for growth in services
and living spaces.




Community & Economic Development Department

—=my, College
x LTS = North
Infill Possibilities i%' é”

@ Pacific Street & Appleton Street

Ay

R
wl

Underused land could support : - The area north of Appleton
new housing options that are - (= == =" || Retirement Community could
unavailable in the area. such as =* > —a support multi-family housing that
townhomes. 5 i could be associated with the
' | | retirement community and inde-
pendent from it.
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College
North

Union Springs Development North

Introducing new housing
options near downtown by
combining surface parking
lots and abandoning a spur
of Superior Street into a
new development site.
Celebrate the Union Springs
feature as an enhanced
amenity.

NG
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COLLEGE AVENUE NORTH NEIGHBORHOOD PLAN

i‘ .«

'DOWNTOWN
STREETSCAPE
DESIGN GUIDE

City of Appleton, WI

S

- Purpose: Create an accessible, cohesive, and desirable
downtown streetscape network.

- The guide provides holistic guidance for the organization amd
design of streetscapes, the placement and specification of site
elements and lighting, and material selection for surfaces.
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Street Typologies — Downtown Appleton

SHARED STREET
Adaptable pedestrian-ariented

streets that can be closed for events.

s MAIN STREET
Primary commercial destination

and pedestrian-oriented

street. Limited to College Ave
for Downtown Appleton.

ARTERIAL
Primary people-moving streets to

and through downtown. Ranges
from high-volume roadways such

as Richmond 5t to more local
arterials such as Franklin St.

COMMERCIAL SIDE STREET

Gateways to College Ave

that support commercial
activity. Makes up the majority
of Morth-South oriented
streets in Downtown.

RESIDENTIAL
Low-volume neighborhood
streets. These streets

are limited to the edges

of Downtown.

PARKWAY

Scenic greenways along
waterfronts. Limited to Water
St in Downtown Appleton.

ALLEY
Pedestrian network and

commercial back-of-house.




COLLEGE AVENUE NORTH NEIGHBORHOOD PLAN

- The guide provides key features of each street poology.

- Based on these key features, the guide suggest typical
roadway layouts and sections.

- The suggestions look to maximize the key fgatures and
complement the surrounding developmeénts.



COLLEGE AVENUE NORTH NEIGHBORHOOD PLAN
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COLLEGE AVENUE NORTH NEIGHBORHOOD PLAN

- The guide provides typical layouts, dimensions, materia
specifications for street elements.

- Specifications allow for a cohesive downtown experience and
consistency in construction documents.
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Mobility
Policies

2 wm College North

The City is committed fo making the College North
Neighborhood a complete multi-modal experience,
meaning that people can move around the City
by their preferred mode of transportation. Mary
of the policies within this section reinforce exsting
City policy and best practices. Three major
policy inifiatives for the neighborhood include:
= Implement the Downtown
Streetscape Design Guide
Monitor parking usage and managemenit
Evaluate options for passenger rail station

Implement the Downtown
Streetscape Design Guide.
The design guide provides recommendations
for each street typology in the neighborhood.
Designs consider retrofits fo roadways fo
provide mulfi-modal movernents. Along with
roadway improvements, this plan reinforces the
recommended sfreetscape elements in that
plan for public reaim enhancements, including
plantings, materials, street furniture, and lighting.
= This plan recommends amending the
Streetscape Design Guide to include
the extension of Harris Street o the
west with an “alley” designation.
This plan recommends applying streetscape
design features through the interior of the
City Center that align with Oneida Street.
The map on the next page is from the
Downtown Streetscape Design Guide:
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Mobility
Concepts

46 =m College North

The neighborhood's streets communicate the district’s
health and character fo residents and customers.
Future mobility improvements should improve the
circulation of the neighborhood, connecting people
comfortably from place to place. Also, mobility
enhancements should support the business community
by creating a street with detuail, color and customer
accommodations.

The key concepts for improving mobility for the
College North Neighborhood was born out of the
public engagement process. This process led to a
combination of design features and themes united by
the dual ideas of being SAFE and MEMORABLE.

CONCEPTS

Concepts are just that, ideas for the future with the
purpose of improving the quality of the area. Mobility
concepts for the College North Neighborhood revolve
around twelve key initiatives, which are noted in Map
2.3 and described herein.

Build Railside North Path

Build Railside South Path

Finish Appleton Street Streetscape

Extend Harris Street

Retrofit Harris Street as a "Green Street”

Create a Neighborhood Gateway ot Harris
Street and City Park

Redesign Surface Parking Lots

Public Transit Redevelopment

Upgrade Oneida Street

Improve the City Center Gateway Enfrance
Design City Center Plaza Pedestrian Street
Strengthen Connections to Parks




Project Priorities
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PROJECT

. Human Services Campus
Multi-Family (Division 5t)

. Development (Washington $t and Division 5t)

. Commercial Corner (Washington $t and Superior $t)

: . Corner Redevelopment (Appleton and Washington)
. Appleton Public Library
. Public Transit Redevelopment
. Morrison Street Infill

. Durkee Street Infill

. Franklin Street Infill

. Merge Phase 1

. City Center Plaza

PRIORITY

PRIORITY, HIGH
PRIORITY, HIGHEST

Priority

Priority
VPriori‘rry
Hin;:;h Pri;:riTy V
Highest Priority

Highest Priority

High Priority

MILESTONE #41

Private sector to inttiate
Private sector fo inifiate
Private sector fo inifiate
Pr'r\;raie séc‘ror tro hiliéie
Pri\;n]Ie séc‘r(:r tro hﬁiéie
Complete project
Hire consultant
Private sector fo inifiate
Pr'r\;n:ne séc‘rc:r tro hﬁiéie

Private sector fo initiate

RESPONSIBILITY

Public/Private Partnership
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APPLETON PUBLIC LIBRARY

Skidmore, Owings & Merrill
completing architectural work

Construction Manager Boldt
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TRANSIT CENTER

https://www.transit.dot.gov/JointDevelopment

Washington St. (south), One

parking structure (east) //
is adjacent to the current Merge Develggime
and the new library
Valley Transit is interested in securjng a private
Grand River Station developer to partner with this project
Located in La Crosse Wisconsin interested developers should contact the City of
Appleton Community Devefopment Department



https://www.transit.dot.gov/JointDevelopment
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Summary
of Findings

64 w=m College North

Appleton faces challenges and
opportunities similar to other
consolidated metropolitan areas

in the Midwest. However, there are
also conditions unique to Appleton
that inform future development
potential. The following information
provides an analysis of market trends
in Appleton and the region to form
recommendations for development.

The analysis represents a quantitative
analysis separate from the more
extensive public engagement
campaign associated with the College
Avenue North Plan. Conversations
during the planning process provide
context for several data points and
identified focus areas.

STRENGTHS

Steady populdation growth
Located in a metropclitan area with strong
jobs and potential for growth in many sectors.

Construction, transportation, warehousing,
and entertainment sectors are

projected to grow in the region.

Relatively strong incomes relative to other areas
of the state, along with relatively lower housing
prices compared to the state, may make
Appleton a more affordable choice for some.
hMutti-family housing construction

has historically been strong and

proven successful in the market.

A large stock of existing homes at price

points that are affordable to marry
households. Although, there's imited
movement out of these homes.

Strong demand for new housing across
many price points and unit types.
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WEAKNESSES

Unemployment rates in the region are below

a hedalthy rate ot about 1.6%. Extremely
low unemployment means employers have
challenges finding employess. The low
rate can dlso indicate that more people
have left the workforce erther from
retirement or no longer locking for work.

Retail trade employment is projected to
decrease through 2028. The decrease
may be partially from automation, the
pandemic pushing people out of jobs,
more online shopping, and fewer workers
wanting to fake retal jobs. If reductions

in employment results in retail closures,
there could be an opportunity for these
potential empty storefronts to transition fo
other unique needs for the community.

Low wvacancy rates and low housing
inventory limit the movernent of people

to Appleton or the ability of people to
choose housing that fits their needs.

Relatively low single—family housing
construction compared fo the past
versus local demand hinders people from
moving out of existing older homes that
would be more affordable to others.

Appleton residents spend more retaill dollars
in other communities in store that do not
require large footprints but could still be in
mall type settings, like health, personal care,
sporting goods, book. and music stores.

OP

PORTUNITIES

Appleton has a young population ot a median
age of 35.9 years old, 2.5 years younger than
the metro. These are family-forming households
that Appleton can retain as life-long residents if
they have good experiences iving in the city.
Diversity is increasing in the city and downtown.
Fostering unique businesses_ arts, and cuthure
welcomes more diversity and can create

more reasons for people to visit dowrnitown.

From an employment perspective. the
region has appeared to rebound well

from the first waves of the COVID-19
pandemic. The rebound is promising for

the resiliency of the economic region.

Appleton businesses employ those who live in
other cities, and the city attracts residents who
work in other cifies. Both are opportunities to fill
employrmert needs and increase the population
base if Appleton creates an atfractive place

to live and continues to invest and expand.

As of the most recent data available, downitown
residents tend to pay less in fransportation

and housing costs (most likely because of
smaller units or renter options) . However, the
number of new unifs planned through 2023

will raise the median housing cost downtown.

The statewide surge of business starf-ups
during the pandemic may eventually require
small spaces to operate or expanded
co-working spaces fo get startec

Restaurants and bars are much less affected
by online shopping than other brick-and-
mortar businesses. Small commercial districts
rety on unique. local restaurants. With spending
leakage of restaurarts and other eating
places in the primary market, downtown has
an opportunity to attract these dollars. The
primary market is defined as the Appleton-
Oshkosh-Neenah Combined Statistical

Area, excluding the City of Appleton.

THREATS

Appleton's population share of the three-
county Combined Statistical Area is
decreasing. The frend is partfially reloted to
strong growth in other cifies that are less
landlocked. However, this frend will change the
economic posifion of Appleton over fime.

The uncertainfies of the COVID-19 pandemic
create instability for businesses owners and
business growth, especially small businesses

like those that might locate downfown.

The increasing cost of housing and other
expenses compared to manufacturing
workers wages and their ability fo maintain

a good quality of life in the region.

The interstate system allows people to

easity travel between cifies to shop,

work, and ive. Therefore, there is more
competition with other cihes for regional
spending and resident attraction

College North
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FIGURE 18: LARGEST YERS IN APPLETON
e onores FIGURE 19: CITY OF APPLETON JOB DISTRIBUTION, 2019

Source: US. Census Bureau, Center for Economic Studies, LEHD Census on the Map

/6 wm College North
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FIGURE 25: INDUSTRY JOB FORECAST FOX VALLEY WORKFORCE DEVELOPMENT AREA, 2018-2028

Percent Change 2018-2028

-5.06

Mining

Real Estate, Rental
and Leasing

Arts: Entertainment;
and Rec

Source: Wisconsin Deparmment of Workforce Development. Job Forecast 2016-2026

80 wm College Morth
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FIGURE 24: JOB COUNIS BY PLACES APPLETON WORKERS LIVE AND APPLETON RESIDENTS WORK, 2019

WHERE PEOPLE WHO WORK IN APPLETON LIVE WHERE PEOPLE WHO LIVE IN APPLETON WORK

COUNT COUNT SHARE

Il Places (Cities, CDPs, efc.) 47,692 All Places (Cities, CDPs, efc.) 40,185 100.0%

Appleton city, WI 10810 Appleton city, WI 10810

Neenah city, WI 1897 ] Neenah city, WI 2,532

Menasha city, WI X 8 Fox Crossing village, WI 2,046
chcrmngﬂhgewr - . h OShk‘”hwwI 1?6?
7 Kmkaunrucri‘ry.WIV 7 7 7 7 5 Menusha city. WI 71,440
qumcnmhgew: I . Grmmcwwi ...1..'.‘00
P Kuumunchwr

* Ashwaubenon vilage. W1
Green Bay city. WI
Alomerm:mns 24131 U A“OMrLccahons

Source: US. Census Bureau, Center for Economic Studies, LEHD Census On the Map
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COMMUTING PATTERNS

People fravel from across the region o work
in Appleton. About 23% of people working in
Appleton also ive in Appleton. Appleton imports
a large majority of workers from other areas.
This is not uncommon in consolidated metro
areas ke the Fox Cities. However, this is stil an
opportunity to capture population growth if
workers can choose fo ive in Appleton.
— Conversely, many employed people
living in Appleton work in other areas.
Mary travel to work in nearby cities like
MNeenah, Oshkosh, and Fox Crossing. This
level of cross-commuting is fairty typical
for cifies within a larger metro.

The status of remote work s still uncertain.
Localized data is not avalable, but anecdotal
evidence from natfional trends in the previous
section and qualitative surveys indicates
potential permanent transitions to remote work
for office and professional-type jobs.

78 wm College North

FIGURE 22: DAILY INFLOW/OUTFLOW OF WORKERS TO APPLETON, 2019

10,810
e,

1 Burmony Certer for Ecx S e, LEHD) Cinrens o thes Mop

FIGURE 23: DAILY INFLOW/OUTFLOW OF WORKERS TO APPLETON CSA, 2019

151,997

Work in
Appleton, C5A

S rhes, LEHD) Cimrins o the Map




Community & Economic Deve

FIGURE 18: LARGEST EMPLOYERS IN APPLETON
v EMPLOVEES i FIGURE 19: CITY OF APPLETON JOB DISTRIBUTION, 2019

Thrivers
Uffe Insurance

Uffe Insurarce

West Carperation
Tekerariatng

Source: U.S. Census Bureau, Center for Economic Studies, LEHD Census on the Map
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Community & Economic Development Department

‘What. Detail retail and business data snapshot for
downtown Appleton. Data helps identify types

of cluster advantages that Appleton may have

and the market sectors that atfract spending irto
Appleton (surplus sectors) and those markst sectors
where spending is not captured (leakage or gap
sectors ). Interpreting this analysis can help idertify
new businesses potentially supported by capturing lost
spending.

‘What the data means for Appleton:

Downtown
Market
Potential

" The decreasing sstimate of people iving
downitown as of 2021 are related to smaller
household sizes associated with iIncreased rental
options. This population is younger than the city
but has risen to median age of 31.3 in 2021,
As a result, the median household income of
people Iiving downtown is also lower than the
overall city.

The downitown business environment is relatively
diverse, with higher clusters of retall trade, food
services, public administration, and professional
tech services. Scientific and tech services are a
major employment base for the downtown and
a possible future growth cluster opportunity.
These may be employees with higher-paying
jobs that can afford higher rents or living
arrangements downtown.

— Other essenfial employees like those in
health care and social assistance may
desire to live closer to their employer, but
prices may exclude them.

== College North

FIGURE U45: DOWNTOWN SNAPSHOT

— 2000 — 2010 — 2021 — D025

MEDIAN
HOUSEHOLD
INCOME

MEDIAMN
HOME VALUE




Community & Economic Development Department

FIGURE 46: DOWNTOWMN APPLETON EMPLOYMENT BY BUSINESSES AND EMPLOYEES, 2021

DOWNTOWN HOUSING
DEMAND

The City has development agreements or municipal
approval for an additional 461 new residential building
units, which will be built before 2024. These units

= AccommodionFood Sanvices
— Adminisrotye/SupporyWaoste ManagementRemediation
— ArtyEmercnmenyRecreaion
= Caorsiruction
mm Echscationd Services
FnanceInsurance:
mm Hedith CorefSocid Asdsance

m— Professond SdenificTech Services

m— PUbC Adminissration

m Redl Esioie, Lecung

— Retal Trode
Transportation/Warshousing

— Whaokssoie Trode

represent 15% of the cifywide's 10-year unit demand
through 2030. Considering the current household size
of 211 people per household, these units represent

18% of the forecasted 2030 city population.

Building permit data suggests that downtown

EMPLOYEES

represents a desirable market for residential
development and will be a significant contributor
to future growth in Appleton. Recent downtown
residential supply could also be attributed fo the
relative expense of developing new greenfield sites
in Appleton and the value return from developing

College North
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FIGURE 51: RETAIL GAPS AND SURPLUSES

(Leakage) /Surplus CITY OF APPLETON PRIMARY MARKET SECONDARY MARKET TOTAL MARKET AREA

Retail Adjustment + Food and Drink $271.329.349 $922.797,087 $478,565,223 $1,672,691,659
” Ref Ad]um;;\.f- - £2U47943,37y $943.692,098 $U57.566,6U0 $1,649202,112
'-I'.c.bi.al Food CII'.i; Drlnk o ” _________323.385.‘??5 ($20895.011) $20598,583 $23 489547
Furniture and Home Furnishings Stores (: 3 ) [ ! ] 376,560,083
Electronics anc.l Appllam:e Sicres S 932 $35360,581 U4 657123
Bldg McﬂenalsG-arden Equpmeniand .Supply Stores X $53,2u45707 $255433 809 $374,148,169
Food and Beverage Siores - $154 406,8U8 $393406,673 $57540u,332

Health and Personl Care Stores (s5.048, s25731740
Clothing and Clothing Accessories Stores ( 56 ) $79.813 5588
V gpomné ;;oo-ds.rHrohby. B;ok u\dr h;lusic S‘;o;es ( JOU ) $52,798,709 5 $187.540,175

General Merchandise Stores $71.644.649 $606.688.506 : ) $580,277.225

Miscellaneous Store Retailers $26,835597 s 306 $30436,631

Nonstore Retailers* ($19,327! ($50,089957) ($77,183,241) .681)

*Nonstora remilers do not add 1o buiding footprint space bur help know the magnitude of online shopping. This caregary wil naarty ahway: aleaknge. Full derail tobles includad in the Appendix
SOURCE: ESRT

D ———————————————————————————— L e T LR T
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Policies

TO SUPPORT/ADVANCE

DATA INSIGHTS

Continue to create a community that offers
high quality of ife and amenities that stand out
from regional peers to attract regional workers
to ive in Appleton.

Leverage downtown as a place that can be
more affordable for young professionals or
smaller households that can save fransportation
expenses or remote work

Closety consider whether public incentives

are needed in the near-term for downtown
development given the strong market and rent
ranges.

Consider the need fo support existing retailers
but do not refy on significant retail growth for
niche areas like downtowr,

Spaces to support start-up businesses could be
an opportunity to expand These could be co-
working labs, rent-free office space, or social
groups that help provide resources that foster
innovation.

Focus on the dense mixed-use clusters like
downitown as Applefon’s unique image center —

the part of the city that most powerfully attracts

regional visitors seeking experiences.

== College North

Leverage growth in ethinic and other unique,
authentic restaurants and restaurant/
enfertainment rows.

Ensure the municipal code and zoning
ordinance are ready fo permit future frends
and changes such as mixed-uses, home
occupations, right-sizing parking, electric vehicle
facilities, and delivery drop-offs.

Develop opportunifies that support smaller
niche markets that do not require sizable
building square footage. For example, policies
should help capture more spending leaking to
other cities atf stores such as hedith, personal
care, sporting goods, book, and music stores.
These stores may also be more resiient fo
changing retail markets by offering classes,
training, social groups. or other expeniences.

These policy directions
are based strictly on
the quantitative data
in the market analysis.
The directions should
be used in context
with qualitative input
and conversations
associated with the
College Avenue North
Plan.
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FIGURE 26: INDUSIRY JOB FORECAST FOX VALLEY WORKFORCE DEVELOPMENT AREA., 2018-2028

INDUSTRY TITLE ESTIMATED BASE YEAR EMPLOYMENT ~ PROJECTED ESTIMATED EMPLOYMENT PROJECTED CHANGE

Workers: All Jol 11,744

c.-_,.-.mmm

Durﬁbie Goocis h;lam.lfal:furrinrg

Nen;dﬁruble Muﬁufacmrné 7 o
mom‘e“ude
R,“,”md,
Trqmpoﬂmnqndwthmng
Infcmn
. anuandman:e e
 Real Estate, Rental and Leasi
me“smnutscmmﬁcqndTGCthdsem“s
' Management of Companies and Enterprises

Adnr'linrisfraﬁver. 5upport Wclsfe Manuéeﬁ\ent and ﬁemedclﬁﬁn VSQrvi:es 7

Eduéuﬁmulsérﬁces o o 7 o 7 o 7 715.315 o 7
ng"hcqreqndsgcmlAsﬂﬂ“g23669

Arts: Entertainment: and Recreation 1308

Accommaodation and Food Services 14.687
Other Services (except Government) 12026




COLLEGE AVENUE NORTH NEIGHBORHOOD PLAN
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HOUSING DEMAND
AND SUPPLY

What: Many indicators help inform the state of the
housing market and potential fuiure frends. Several
are summarized below and used in the confext of the
broader market anatysis to forecast housing needs in
the future. The charactenstics and frends inland use
indicate growing demand or weakening of specific
markets based on the changes in supply over time and
compared to other parts of the region.

What the data means for Appleton:

= Faling citywide vacancy rates from 2010 1o
2020 means more competition for units and
high sales prices. The 2020 vacancy rate of
Uuss is below the ideal healthy rate of 5%-6%.

Median people per household have decreased
since 2010 in both owner and renter
households. This cligns with national frends.
related to an aging population.

Large numbers of multi-famity units built from
2011 to 2015 have been absorbed in the
market, while single-family construction has
started to uptick since 2018, As a resuft, the
lower consitruction numbers since 2016 are
reflected in the lower reported 2020 vacancy
rate.

—  Since 2008 most cifies have seen more
rental units corverted or added to the
market than owner-occupied unifs. This
is for severd reasons. including more

== College North

FIGURE 29-30: RENT AND HOME OWNERSHIP COSTS. 2020

GROSS RENT COST

Less than $500

$500 to $999

$1.000 to $1 499
$1.500 to $1 999
$2,000 to $2 499

$3,000 or more

Less than $500

$500 to $999
$1.000 to $1.499
$1.500 to $1.999

$2.000 to $2.499

$2.500 to $2.999

$3,000 or more

Me: (dollars)

Housing units with a mortgage

Source: Americon Community Surw

APPLETON

50

$2.500 to $2.999

Median (dollars)
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{02

349
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13119
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WISCONSIN

71621
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199106
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244455
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FIGURE 441: CITY OF APPLETON HOUSING FIGURE 42: APPLETON COMBINED STATISTICAL AREA HOUSING
AFFORDABILITY BALANCE, 2020 AFFORDABILITY BALANCE, 2020

HOUSEHOLD T

College North
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Appleton Rent and Home Ownership Costs, 2020 (Count)

Housing $500 Ta $999
Home M $1.000To %1

M $3.0000r

I Less than $500
[l tedian (dollars)
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To % 0 ) To

I\ t o . $ C :




HOUSING COMPOSITION

City of Appleton New housing units
Single-Family Multi-Family
Units Duplex Units  Units Total Units

200 A Multi-Family Units

S . . Duplex Units

Single-Family,

O~ N0 NOON MO

O U T U I I U U U I I
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Effective July 13, 2021, the Appleton Zoning Ordinance was amended to include requirements for
Accessory Dwelling Units.

Accessory Dwelling Unit Type Examples

m ﬁ INTERIOR (UPFER LEWVEL)

INTERMDR (LOWER LEVEL) ABOWVE GARAGE GARAGE CONVERSION
A Accessory dwelling units (or ADUS) come in many shapes and styles.
1. ADUs (AKA secondary living units) are additional dwelling units located on the same lot as a
single-family residence (existing primary unit)
= Are independent living units that provide living/sleeping, sanitary, and cooking facilities.
= May be attached, detached, or entirely contained within an existing single-family dwelling.
2. Junior Accessory Dwelling Units (JADUs)

= Must be built within or attached to a single-family dwelling, are limited to 500 square feet in size,
must hawve its own kitchen, and may hawve separate or shared sanitary facilities with the single-family
urnit.

3. The complete list of requirements are found in Section 22-55 and 23-56 of the Appleton Zoning

Ordinance.
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Under Units to
Produced House
Units Growth




CONTACTS AND RESOURCES

Envision Appleton
Business Enhancement Grants

TIF Districts

o) :
Karen Harkness, Director Karen.Harkness@appleton.org
Monica Stage, Deputy Director Monica.Stage@appleton.org
Matt Rehbein, Economic Development Specialist Matthew.Rehbein@appleton.org
David Kress, Principal Planner David.Kress@appleton.org
Don Harp, Principal Planner Don.Harp@appleton.org
Jessica Titel, Principal Planner Jessica.Titel@appleton.org

Community and Economic Development Department 920.832.6468


http://www.envisionappleton.org/
https://www.appleton.org/business/community-and-economic-development
https://www.appleton.org/business/community-and-economic-development
mailto:Karen.Harkness@appleton.org
mailto:Monica.Stage@appleton.org
mailto:Matthew.Rehbein@appleton.org
mailto:David.Kress@appleton.org
mailto:Don.Harp@appleton.org
mailto:Jessica.Titel@appleton.org
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APPLETON
DOWNTOWN

State of Downtown Development Summit
October 4,2022

Presented by Mayor Jake Woodford



Agenda
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Local Government  Office Vacancies
Revenue Squeeze

03 O7

College North Housing
Neighborhood

o4 08

Transit Center College Avenue Traffic
Study

05 09

Appleton Public Homelessness

Library




LOCAL GOVT
REVENUE SQUEEZE

10,000,000
7,500,000
5,000,000
2,500,000
0

q/ox"/ %ON'P %0«,“ q/o«i” %0«,‘0 %OQ %0«3’ %0«9 %Omo @0”’\/ ,Lo'ﬂ’

Shared Revenue
Payments

Municipality

| 44201 APPLETON (C)

¥ |

2022
2021
2020
2015
2013
2017

53,630,029
£9,621,070
£9,611,550
£9,611,550
£9,611,550
£9,611,550

y (1504

0.10%
0.00%
0.00%
0.00%
0.00%

County & Municipal Aid

OGO O

2022
2021
2020
2015
2013
2017

£1,257,174
£1,206,663
£1,238,325
§1,162,762
£1,168,238
£1,117,306

Expenditure Restraint (ERP)

000060

Utility Aid

2022
2021
2020
2015
2013
2017

1.00%
2.85%
19.57%
5.82%

T7.17%

000000

6.11%

Total Shared Revenue

2022
2021
2020
2015
2013
2017

£11,154, 431
£11,052,715
£11,068,615
£10,556,635
£10,545,810
£10,883,771

0.52%
-0.14%
1.02%
0.10%

0.57%

Q000060

0.17%

Year

Shared Revenus Payments

Metric
. County & Municipal Aid
B Expenditure Restraint
B Utility Aid

https//www.revenue.wigov/Pages/RA/Shared-Revenue.aspx
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L Key
z ' S , New Multi-family Residential
| ‘: . New Mixed Use = J
| : . New Library —
| ‘ » Candidate Building Reuse

PLAN

1.Continue to refine the vision from the

:: e e R e

Comprehensive Plan for this district.
2.1dentify the future opportunities and forces
affecting the neighborhood.
3.Analyze potential redevelopment options for
properties.

4.Support equitable and inclusive development

and design.

' Drew Street
=
=

5.Leverage the relationships between

stakeholders to create future opportunities. . 1 I LTI e |
Ig j-" 4 - | | =R 3 : . AT :. | - L *
6.Update the Downtown Market Analysis and v = i]‘!.l » 47' ' | | : __-l-
prepare a housing strategy for the area N | G "?' Bl o L ™ T TS N S e
y N S . N reasg | & .. ' > ) L LB
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T R A N S I T C E N T E R Grand Flie Sttn: La Crosse, WI
STUDY

Valley Transit should prepare a site R <
Future Transit Center: Eau Claire, WI

==
- il

selection study to investigate appropriate

alternatives for a new transit center. It
should be modeled after a mixed-use,
private/public opportunity such as options

in La Crosse and future site in Eau Claire for

their transit systems.

i *Supporting Rail Source: Volume One Magazine

04



LIBRARY

Bids Due Early 2023

« City is committed to delivering a project
our community can be proud of and wiill
not compromise on the quality or

longevity of the building

I.,..!"L]l W
I m |
SN | [T e

. Between now and early 2023, we will S . T T

=
1

I
make design adjustments to reduce |

~ -
«' il |
R
-
|
4
L
i

costs while minimizing impacts on the
quality, beauty and functionality of the

Appleton Public Library building




Still not talling: Ofttice vacancy
rates remain stubbornly high
across United States

FTER | AUGUST 24, 2022

OFFICE
VACANCIES

e National office vacancy rate stood at 15.1% in July

e At the same time, listing rates for office space are
not rising either
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APPLETON HOUSING

URBANE 115

PARK CENTRAL

320 EAST

THE RESIDENCES AT ZUELKE
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COLLEGE AVENUE TRAFFIC

FEEDBACK

STEPS WE'RE TAKING
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HOMELESSNESS

e Since April of 2016, 50% of CDBG funding has
been allocated to housing activities directly
benefiting 229 low-to-moderate income
households

e Will be providing Pillars with nearly $300,000 to
expand their winter shelter overflow and seven
days service programs

e $3 million of ARPA funds have been
recommended to address Affordable Housing &
Housing Support efforts

Total People Experiencing Homelessness

Map Key

Fewer than 1,300 2,901 - 6,400 6,401 - 10,200 10,201 - 13,400 Owver 13,400

https://www.usich.gov/homelessness-statistics/ri O 9
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BID PROPERTY CLASSIFICATIONS

Vacant 18%

Attraction 4%

Hospitality 23%

Service 19%

«o‘N N Ah‘o

<
7’ ONE )
] GREAT ki
PLACE

Office 19%



Vacancy Rate*

VACANCY RATE

0/
14% Forecast

12%

i
|
1
I
1
|
— . .a" ! =
I 7 \/, \ |-’ : S e —
10% [ / - o —
|
“1
I
1
1
1
|
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2017 2018 2019 2020 2021 2022 2023 2024 2025 2026

Outagamie County 3 Star B Outagamie County 4-5 Star B Outagamie County Appleton

“ * Source NAI Pfefferle




Tools to Support Business Recruitment
and Redevelopment

Main Street Bounce Back Grant: $10,000

City of Appleton TIF Enhancement / ARA Enhancement Grants: up to $7000
BID Fagcade Improvement Grant: up to $5000

BID Business Recruitment Grant: up to $1000




Adaptive reuse to residential on second floor
Coworking and shared space options

Executive suites with shared common space

Second floor destination retail such as Tiffany’s Bridal
Short term pop-up retail and culinary experiences...
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Searchable Property Tool on
Appletondowntown.org

ABOUT ADI & BID . 'EXPLORING DOWNTOWN ~ DOING BUSINESS

IN THIS SECTION

> NOW HIRING e

» WHY DOWNTOWN

(EVENT.GALENDAR, .

TS —

ADI Website

Website Search Tool

UPCOMING EVENTS-= SHOP AND INVEST IN-ADI CONTA

DOING BUSINESS Location v Type v  Price/Size v More v Keyy Q aa Grid
> DOING BUSINESS IN APPLETON N—— * [ zoom [ x|
» AVAILABLE COMMERCIAL SPAGE & D Radiie PARK CENTRAL
> SMALL BUSINESS RESOURCES 318 W College Ave, Appleton, W1 54911

Map v
» ADI COMMITTEES city  Property Highlights
HIST
DIST Multi-Family:
» DOWNTOWN & FOX CITIES Type Mixed Use
DEMOGRAPHICS
W n St Zaank ;i‘ ! 80,906 SF, 0.38
> GIFT CERTIFICATE PROGRAM . Ve Misea Use g.: s sz Acres
» MEETING ROOMS I 1;:*;1 2 ”.m EQP ¥ ' . S 2 Building Under
R ® ISCUeuoly ® Ton Status Construction

Number of Units 39

= View Details

9,100 SF
$16.00

@ Retail For Lease
Floor 1, Suite 100
v Expand



https://appletondowntown.org/doing-business/available-space/#/search/map@44.26124294140024,-88.40788879602445,15/?bounds=44.27152272199017,-88.3896712323953,44.25096136309716,-88.4261063596536&full=true

Commercial Space Inquiry Form

ABOUT ADI & BID  EXPLORING DOWNTOWN  DOING BUSINESS 7 onE UPCOMING EVENTS - SHOP AND INVEST IN ADI  CONTACT US

AVAILABLE AVAILABLE COMMERCIAL SPACE INQUIRY FORM
COMMERCIAL SPACE

INQUIRY FORM If you are interested in learning more about available commercial space in Downtown Appleton please fill out the form
below and someone will be in contact with you to discuss the next steps and answer any of your questions.

Name

=

{EVENTCALENDAR -« . gt
R e BN P

Phone Number Email Address

LATEST NEWS =

What type of business will be occupying the space?

What type of space are you looking for?

Office space
Restaurant space
Retail space
Other

What size space are you looking for? (total sq. ft.)

Are there any special features you are looking for in a space?

What are your parking needs?



Residential Recruitment

Housing Video'

oWN 4p,
0
G

ABOUT ADI & BID  EXPLORING DOWNTOWN  DOING BUSINESS g*@‘g UPCOMING EVENTS ~ SHOP AND INVEST IN ADI  CONTACT US

IN THIS SECTION -
LIVING DOWNTOWN ONE GREAT PLACE TO LIVE
» GETTO KNOW ONE GREAT PLACE
» AUTOMATED EXTERNAL Downtown living like you have never seen before. From income based to luxury living, there is a place for everyone in
DEFIBRILLATORS (AEDS) Downtown Appleton. Block after block you will find unique shopping, delicious restaurants & pubs, artistic
experiences, salons & spas, attractions and more all right outside of your door. Learn more about what it’s like to live in
» DOWNTOWN GUIDE One Great Place!

> DOWNTOWN MAP
> DOWNTOWN TROLLEY ' wm?lm Kad
> DOWNTOWN WALKING MAP
> DRIVING DIRECTIONS

> FOXTROT TRAIL

» MUSEUMS MONTH PASS ' | I ; . :E. CENTER

» LIVING DOWNTOWN

k-
od 1B -
» PUBLIC ART MAP =

» PARKING

Watch on (2 Youlube

pENENLCALENDARS o

Learn more about all the great living opportunities in Downtown Appleton!

LATEST NEWS »


https://youtu.be/c5Np7TRE6Pg

Mayor Jake Woodford

Karen Harkness
Community Development

Monica Stage
Community Development

Matt Rehbein
Community Development

Que Stlﬂns @G@{B@ of owmtown Development Summit

OCTOBER 4 2022 8 10 a.m.
Hilton Appleton Paper Valley Hotel e 333 W. College Ave.

Appleton
Fresented by DOWNTOWN A%
— (ncorporated. we
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