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COMPREHENSIVE PLAN

Community & Economic Development Department

Chapter 14: Downtown Plan

Vision Statement:  

Downtown Appleton is a great  

American urban neighborhood and 

employment center with world class   

arts and entertainment

“…meeting community needs…enhancing quality of life.”



COMPREHENSIVE PLAN

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”

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 

visitors

• #3 Neighborhood & Residential 

Development – foster new residential 

development and create healthy 

neighborhoods surrounding the downtown

Figure 39 Sketch from May Design Workshop showing new mixed use 

development concept where Blue Ramp currently exists. View is from 

transit center looking south.



COMPREHENSIVE PLAN

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”

• #4 Downtown Development & 

Business Retention – support existing 

businesses in the downtown and 

attract desirable new ones

• #5 Mobility & Parking – provide 

convenient access to the downtown for 

all modes of travel

• #6 Downtown Management – ensure 

that resources are available to continue 

to advance the vitality of downtown

• #7 Public Spaces & Riverfront –

enhance the public realm and 

connections between downtown and 

the riverfront



COMPREHENSIVE PLAN

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”



DOWNTOWN RESIDENTIAL PROJECTS

Community & Economic Development Department

PROJECT UNITS

- Gabriel Lofts 21 Units

- Avant Apartments 33 Units

-Crescent Lofts 69 Units

- Block 800 20 Units

- 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

“…meeting community needs…enhancing quality of life.”



COMPREHENSIVE PLAN

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”



ACCOMPLISHMENTS FROM CHAPTER 14: DOWNTOWN PLAN

Community & Economic Development Department

Recommendation

Strategy 4.8:  Support private sector 

efforts to redevelop and invest in 

downtown.

Strategy 3.4:  Revise CBD zoning to 

permit first floor dwellings on parcels 

which do not front College Avenue.

Strategy 3.1:  Encourage mixed-use     

and mid-density residential 

redevelopment on the edge of downtown.

Strategy 1.3:  Implement appropriate 

streetscaping projects throughout the 

downtown.

“…meeting community needs…enhancing quality of life.”

Implementation

Created Tax Increment Financing 

Districts #11 and #12 for the east and 

west ends of downtown in 2017.

Amended CBD zoning in 2018 to allow 

ground floor residential (except along 

College Ave.) and standalone residential. 

Revamped the C-1 zoning district in 2020 

to accommodate mixed-use infill and 

redevelopment.

Completed the Downtown Streetscape 

Design Guide in 2021 to inform decisions 

as street reconstruction projects occur.



TAX INCREMENTAL FINANCING (TIF)

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”



BUSINESS ENHANCEMENT GRANTS

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”

MATCHING GRANTS UP TO $7,000

❖ Available in TIF #11, TIF #12 and Citywide through the Appleton Redevelopment Authority

❖ The improvements must be made to the exterior of one or more sides of the building or to the 

property that is visible from a public street. Priority will be given to front facades. 

❖ Matching grant up to 50% of total project costs

❖ Use must be for commercial purposes. 

❖ The applicant must be either the owner or a tenant (with owner’s permission) of the building. 

❖ Proposed improvements or repairs must have a useful life of five or more years.

FUNDS STILL AVAILABLE



DOWNTOWN PROJECTS

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”



GABRIEL LOFTS/AVANT APARTMENTS

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”

Gabriel Lofts

21 Residential Units

1st Floor Commercial

Avant Apartments 

33 Residential Units



BLOCK 800/320 E. COLLEGE

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”

823-827 W. College

20 Residential Units

1st Floor Commercial

320 E. College Ave.

39 Residential Units

Commercial 1st Floor



CRESCENT LOFTS/RISE

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”

CRESCENT LOFTS 

69 Residential Units

58 Units Low Moderate Income

RISE

48 Residential Units

36 Low Income Section 42



PARK CENTRAL/THE RESIDENCES AT ZUELKE

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”

Park Central

Adding 3 Floors

39 Residential Units

Commercial Space on First Floor

Completion Early 2023

The Residences at Zuelke

66 Residential Units

Commercial Space on First Floor

Completion early 2023



URBANE – MERGE URBAN DEVLEOPMENT

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”

MERGE Urban Development

Phase I – Urbane 115

56 Residential Units

Commercial Space on First Floor

Construction underway

Phase II –

75 Residential Units

Commercial Space on First Floor

Construction start 2023



COLLEGE AVENUE NORTH NEIGHBORHOOD PLAN

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”
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Community & Economic Development Department
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COLLEGE AVENUE NORTH NEIGHBORHOOD PLAN

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”

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

 The guide provides holistic guidance for the organization and 
design of streetscapes, the placement and specification of site 
elements and lighting, and material selection for surfaces.



COLLEGE AVENUE NORTH NEIGHBORHOOD PLAN

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”

Street Typologies – Downtown Appleton



COLLEGE AVENUE NORTH NEIGHBORHOOD PLAN

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”

 The guide provides key features of each street typology.

 Based on these key features, the guide suggest typical 
roadway layouts and sections.
 The suggestions look to maximize the key features and 

complement the surrounding developments.



COLLEGE AVENUE NORTH NEIGHBORHOOD PLAN

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”

STREET ELEMENTS



COLLEGE AVENUE NORTH NEIGHBORHOOD PLAN

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”

 The guide provides typical layouts, dimensions, materials and 
specifications for street elements.

 Specifications allow for a cohesive downtown experience and 
consistency in construction documents.

STANDARDS IN STREET ELEMENTS
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COLLEGE AVENUE NORTH NEIGHBORHOOD PLAN

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”



APPLETON

PUBLIC

LIBRARY



APPLETON PUBLIC LIBRARY

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”

LIBRARY

Skidmore, Owings & Merrill 

completing architectural work   

Construction Manager Boldt



A LIBRARY IS………

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”

...a CONTENT 
REPOSITORY ...a  LEARNING SPACE ...a  PLAY SPACE

...a TECH SPACE ...a CULTURAL SPACE
...a SPACE FOR 

EVERYONE!



APPLETON PUBLIC LIBRARY

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”

APPLETON PUBLIC LIBRARY

SKIDMORE, OWINGS & MERRILL



APPLETON PUBLIC LIBRARY

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”

the commons



TRANSIT CENTER

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”

Located in La Crosse Wisconsin

• is expected to be a Joint Development as defined 

by the Federal Transit Administration, 

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

• is highly rated in the College North development 

plan and previously identified in the COA 

comprehensive plan

• includes an enclosed drive-through transit center 

with housing, office, or other useful space above

• site boundaries are Franklin St. (north), 

Washington St. (south), Oneida St. (west), yellow 

parking structure (east)

• is adjacent to the current Merge Development 

and the new library 

• Valley Transit is interested in securing a private 

developer to partner with this project 

• interested developers should contact the City of 

Appleton Community Development Department

https://www.transit.dot.gov/JointDevelopment
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COLLEGE AVENUE NORTH NEIGHBORHOOD PLAN

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”

WE NEED TO 
IMPLEMENT 
STRATEGIES TO 
ADDRESS 
AFFORDABLE 
HOUSING SHORTAGES 
TO HELP THOSE IN OUR 
COMMUNITY 
STRUGGLING TO 
AFFORD BASIC NEEDS.

51% 
Of 

Households 

in 

Outagamie 

County, 

Earning Less 

than $50k 

per year, 

are cost 

burdened.

Retail 

Salespersons

Chef/Head 

Cooks

Construction 

Laborers

Web Developer

Registered Nurses

Lawyers



COLLEGE AVENUE NORTH NEIGHBORHOOD PLAN

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”



COLLEGE AVENUE NORTH NEIGHBORHOOD PLAN

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”



COLLEGE AVENUE NORTH NEIGHBORHOOD PLAN

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”



HOUSING COMPOSITION

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”
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2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

Multi-Family Units

Duplex Units

Single-Family Units

City of Appleton New housing units

Single-Family 
Units Duplex Units

Multi-Family 
Units Total Units

2012 45 0 236 281

2013 77 4 129 210

2014 58 2 138 198

2015 58 6 244 308

2016 56 0 40 96

2017 49 12 107 168

2018 55 8 0 63

2019 55 2 54 111

2020 80 6 94 180

2021 98 26 105 229

Average annual new units for past 10 years has been 184/year



COLLEGE AVENUE NORTH NEIGHBORHOOD PLAN

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”

WE NEED GREATER HOUSING CHOICE TO ACCOMMODATE OUR 
CHANGING DEMOGRAPHICS AND TO ADDRESS GROWING 
AFFORDABILITY CHALLENGES.
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Community & Economic Development Department
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Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”

WE NEED MORE HOUSING UNITS TO ADDRESS HOUSING 
UNDERPRODUCTION AND HOUSEHOLD GROWTH. 

Under 
Produced 

Units

Units to 
House 
Growth

Deman

d for 

New 

Units

Demand in Region:

10,910 – 17,738 Units
Demand in Appleton:

2,640 – 4,293 Units



CONTACTS AND RESOURCES

Community & Economic Development Department

“…meeting community needs…enhancing quality of life.”

Envision Appleton

Business Enhancement Grants

TIF Districts

Contacts:

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


Thank You



APPLETON

DOWNTOWN

Presented by Mayor Jake Woodford 

State of Downtown Development Summit 

October 4, 2022
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2021
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https://www.revenue.wi.gov/Pages/RA/Shared-Revenue.aspx

LOCAL GOVT 
REVENUE SQUEEZE
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COLLEGE NORTH

NEIGHBORHOOD

PLAN

Continue to refine 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 the relationships between


stakeholders to create future opportunities.

Update the Downtown Market Analysis and


prepare a housing strategy for the area.

1.

2.

3.

4.

5.

6.
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*Supporting Rail

TRANSIT CENTER

STUDY
Valley Transit should prepare a site

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.  
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LIBRARY
Bids Due Early 2023

City is committed to delivering a project


our community can be proud of and will


not compromise on the quality or


longevity of the building 

Between now and early 2023, we will


make design adjustments to reduce


costs while minimizing impacts on the


quality, beauty and functionality of the


Appleton Public Library building 
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OFFICE
VACANCIES

National office vacancy rate stood at 15.1% in July

At the same time, listing rates for office space are

not rising either
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URBANE 115

PARK CENTRAL 

320 EAST 

THE RESIDENCES AT ZUELKE

APPLETON HOUSING

07



COLLEGE AVENUE TRAFFIC

FEEDBACK 

STEPS WE'RE TAKING 
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HOMELESSNESS

09

Since April of 2016, 50% of CDBG funding has

been allocated to housing activities directly

benefiting 229 low-to-moderate income

households

Will be providing Pillars with nearly $300,000 to

expand their winter shelter overflow and seven

days service programs

$3 million of ARPA funds have been

recommended to address Affordable Housing &

Housing Support efforts 

https://www.usich.gov/homelessness-statistics/ri





Retail 17%

Hospitality 23%

Office 19%

Service 19%

Attraction 4%

Vacant 18%

BID PROPERTY CLASSIFICATIONS



Vacancy Rate*  



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 Façade 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… 



Searchable Property Tool on ADI Website 
Appletondowntown.org Website Search Tool

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



Residential Recruitment 
Housing Video'

https://youtu.be/c5Np7TRE6Pg


Questions
Mayor Jake Woodford 

Karen Harkness
Community Development

Monica Stage 
Community Development

Matt Rehbein
Community Development 

Jennifer Stephany
Appleton Downtown Inc. 
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