
 

Former NewPage Mill Property Redevelopment Strategy: 

Public Workshop Summaries, Results, and Recommendations 

August/September, 2012 

Report Date: November 12, 2012 

Village of Kimberly, Wisconsin 

Prepared by the East Central Wisconsin Regional Planning Commission 



 

Village of Kimberly 
Outagamie County, Wisconsin 

 
 

Village Board 
     Chuck Kuen  President 
     Lee Hammen  Trustee 
     Mike Hruzek  Trustee 
     Dave Opsteen Trustee 
     Marcia Trentlage Trustee 
     Peggy Weber  Trustee 
     Dave Hietpas  Trustee 
 

Plan Commission 
     Chuck Kuen  President 
     David Opsteen 
     Norb Karner 
     Paul Hermes 
     Dean Schiesl   
     Dick Vanden Boogaard 
     Duane Biese 
 

Administration 
     Adam Hammatt Administrator 
 
 
 
 
The Village of Kimberly and East Central Planning also wishes to thank the following individuals for their time and 
support in the development of these workshops and summary report: 
 
     Walter Griesseier President, AIM Development USA 
     Jeff McGlin  AIM Development USA 
     Todd Plat  PHP Project Development, LLC 
     Tom Scheuerman Grubb & Ellis / Pfefferle 
     Patrick O’Connor Grubb & Ellis / Pfefferle 
     Jim Lundberg  Point of Beginning 
     Scott Groholski  Point of Beginning 
     Jim Resick  Outagamie County, UW-Extension 
     Kimberly School District (Use of Mapleview Intermediate School for Workshops) 



 

TITLE:    FORMER NEWPAGE MILL PROPERTY REDEVELOPMENT STRATEGY: 
    PUBLIC WORKSHOP SUMMARIES, RESULTS, AND    
    RECOMMENDATIONS   
 
AUTHORS:   ERIC W. FOWLE, AICP – EXECUTIVE DIRECTOR 
    DAVID KRESS, COMMUNITY PLANNER 
 
SUBJECT:   NEW PAGE MILL SITE REDEVELOPMENT VISION 
 
PUBLICATION DATE: NOVEMBER 1,2 2012 
  
FILENAME:   NEWPAGEMILLNEIGBORHOODWORKSHOPSREPORT_NOV12_2012.PUB 
(OR .PDF) 
 
SOURCE OF COPIES: EAST CENTRAL WISCONSIN REGIONAL PLANNING COMMISSION 
    400 AHNAIP STREET, SUITE 100 
    MENASHA, WI 54952 
    PHONE: (920) 751-4770 
    FAX: (920) 751-4771 
    WEBSITE:  WWW.EASTCENTRALRPC.ORG  
 
 

ABSTRACT 



 

 
 

[ page intentionally blank ] 



 

 Background ..................................................................................... 1 

  A Community Opportunity ......................................................................1 

  Site History ............................................................................................2 

  Site Description & Context ......................................................................3 
 
 Workshop Process & Objectives ..................................................... 6 

  Process .................................................................................................6 

  By the Numbers .....................................................................................7 

  Workshop Objectives ..............................................................................8 

  Workshop #1 – Identity & Context ..........................................................9 

   Exercise #1  ...............................................................................9 

   Exercise #2 ................................................................................10 

   Exercise #3 ................................................................................12 

  Workshop #2 – Land Use .......................................................................13 

   Exercise #4 ................................................................................13 

   Exercise #5 ................................................................................14 

  Workshop #3 – Form & Function ............................................................17 

   Exercise #6 ................................................................................17 

   Exercise #7a-7d ..........................................................................20 

   Exercise #8 ................................................................................25 
 
 Recommendations for Planning & (Re)Development ..................... 27 

  Future/Ongoing Planning Recommendations ............................................27 

  Redevelopment Vision & Site Design Priorities ..........................................33 

  Tools & Tasks ........................................................................................40 
 
 Appendices ...................................................................................... 43 

  Workshop Brochure & Sign In Sheets ......................................................43 

  Local Media Coverage .............................................................................54 

  References & Resources .........................................................................59 

TABLE OF CONTENTS 



 

 
 

[ page intentionally blank ] 



 

BACKGROUND 

A Community Opportunity 
This report is the culmination of a lengthy and intense set of 
three public ‘neighborhood workshops’ held in August/
September, 2012 by the Village of Kimberly, using the assistance 
of the East Central Wisconsin Regional Planning Commission.   
These workshops focused on a community wide (and perhaps 
regional) opportunity to provide meaningful input for the 
eventual redevelopment of what is now known as the former 
NewPage Mill site.  
 
This prominent employer (by one name or another) had been a 
strong regional employer and icon for the community for over 
100 years.    Along with other recent paper mill closures in the 
Fox River Valley, it too had succumbed to the negative pressures 
of a growing global economy.   The regional and local impact of 
NewPage’s closure were (and still are) being felt by many 
individuals as well as the community as a whole.  In fact, a 
review of property valuation records indicates that the Village 
lost approximately $40 million in assessed valuation, which is 
nearly 8 percent of its total valuation.  
 
The Village of Kimberly, however, had the foresight to prepare 
for this economic and social disruption by planning ahead for the 
possibility that the facility might not be sold and that the 
demolition and salvage companies would be called in to raze the 
site.  In hopes of re-using the riverfront site, the Village’s 
comprehensive plan contained a “Plan B” if you will – a vision 
that called for redeveloping the NewPage Mill site with ‘mixed-
use’ development that would also strengthen its nearby 
downtown and connect its residents to the Fox River. 
  
The overall size and scale of this opportunity was apparent, and 
the Village acted quickly to ensure that its disheartened residents 
had the chance to provide upfront and meaningful input for the 
sites’ redevelopment.  The residents and stakeholders gladly 
obliged, as over 110 individuals participated in force to assist the 
Village in developing a vision that will breathe new life into the 
former manufacturing facility and employment center.  As you 
will read, the results of the workshops and their exercises 
confirm that the community desires to take advantage of the 
sites’ fundamental opportunities, and use them to better connect 
‘people’ and ‘place’.  This document is therefore considered to be 
a more refined ‘guide’ for redevelopment of the site than is 
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Former NewPage Mill Redevelopment Strategy 

contained within the comprehensive plan.   These ‘next level of 
details’ should be considered and integrated into the ongoing 
planning and design process for the site(s). 
 
Site History 
The former NewPage Mill has a long and storied history 
associated with the Village of Kimberly and the sites that it 
occupied.   A short timeline of events provided by AIM 
Development USA, (the site’s current owner) provides an 
overview of its past, as well as present day activities related to 
the sites. 
 
 1889 – The Kimberly Mill was built by the Kimberly Clark 

Corporation to make newsprint.  
 1920’s – Mill started making coated paper and was noted for 

producing fine paper, magazine paper and specialty paper. 
 1976 – Mill sold to Repap Corporation.  
 1997 – Mill sold to Consolidated Papers. 
 2000 – Mill sold to Stora Enso.  
 2007 – Mill sold to NewPage Corp.  
 July, 2008 – NewPage announced its plans to close the 

plant in August 2008 and severs employment by September 
30, 2008. 

 June, 2011 - NewPage sells property to AIM Demolition 
USA, LLC. 

 June-Oct, 2011: AIM pursued multiple paper manufacturers 
for potential full or partial restart of papermaking. 

 Nov-Dec, 2011: Equipment auctions and sales of 
equipment for paper machine support (motors, pumps, 
screens etc.). 

 Sept-Dec, 2011: Demolition of the phase I (oldest and 
smallest machine) and phase II (boiler house) areas.  
Demolition of the western area (former wastewater 
treatment plant) was in order to pursue development 
opportunities in that area (riverfront / park access). 

 Jan-Feb, 2012: Review with village the updated 
comprehensive plan for mixed residential in the west section 
of the property. 

 Feb, 2012 - Current: Demolition of Phase III (2 large paper 
machines).  Demolition activities should be completed on or 
near May, 2013. 

 
Currently, a number of ongoing and continuing activities are 
taking place and being led by AIM Development USA: 
 Marketing property at west side of site for mixed residential 

use (Grubb and Ellis).   
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 Reviewing input from developers. 
 Reviewing potential for buildings on the river that will remain 

(scenic overlooks, commercial buildings, etc.). 
 Advertising rental / lease space in the office areas and 

warehouse areas that will remain.   
 

Site Description & Context 
The former NewPage Mill site actually contains three distinctive 
areas covering approximately 98 acres, not including several 
small isolated parcels within adjacent residential areas.  The 
main mill site in the center is approximately 41 acres in size and 
was comprised of manufacturing, warehouse, office and surface 
parking uses.  The westernmost part of the site housed the mill’s 
wastewater treatment facility and the easternmost, behind 
ShopKo, was used for surface parking and equipment and  
material storage. The warehouses are currently served by an 
active rail spur from the east (Canadian National Railroad) and 
the western most site surrounds a major power substation which 
is not planned for relocation as part of redevelopment activities.  
A second, abandoned railroad right-of-way also cuts through this 
part of the site.  The Village continues to work with Canadian 
National Railroad to acquire the property for other uses. 
 
The two diagrams on the right illustrate the demolition phasing 
of the main mill site and buildings planned for continued use/re-
use, including warehousing, offices, and several riverfront 
structures. 
 
Sense of Scale 
The size and scale of the NewPage mill facilities is significant 
when considering future uses of the site.   To better illustrate 
this, a number of visual comparisons were made to show the 
relative size of the main mill campus (center portion of the site) 
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with respect to other features that the community is familiar 
with. 
 
The main mill campus is approximately 41 acres in size and is 
roughly ‘square’ in shape.   As shown below, this 41 acre area is 
roughly the same size as 12 village blocks, the Kimberly High 
School campus, and the Fox River Mall. 
 
Site Context & Opportunities 
Prior to embarking on the public workshop process, East Central 
staff developed a series of materials and maps that helped to 
illustrate the overall importance of the NewPage Mill site as a 
major redevelopment opportunity.  Examining the context and 
associated opportunities at three different levels (community, 
Fox Cities metro area, and regional) allowed Village officials and 
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members of the public to better understand the qualities of the 
site.     
 
Whether it is the site’s unique location along the Fox River, its 
good accessibility to a major highway (USH 441/41), or the 
availability of a good workforce, the NewPage Mill site has a lot 
of positives associated with it.    The contextual analysis of the 
site proved to be a major driver in determining the outcomes of 
the workshops.  

COMMUNITY 
CONTEXT 

REGIONAL 
CONTEXT 

FOX CITIES METRO AREA 
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Process 
A series of three separate workshops were held on the evenings 
of August 22nd, 28th, and September 5th at the Mapleview 
Intermediate School located in downtown Kimberly.     These 
workshops were developed and held in close consultation with 
both Village staff/officials and with AIM Development USA, as 
their cooperation and support was key to the events’ 
effectiveness. 
 
Each workshop was developed as a ‘stand-alone’ two-hour event, 
meaning that a person did not have to attend Workshop #1 in 
order to attend Workshops #2 or #3, etc.   Each workshop was 
divided into three main components: 1) background/introductory 
information; 2) presentation of key ‘planning concepts’ and 
examples, and; 3) active audience participation through 
interactive group exercises. 
 
The three workshops were structured so as to touch upon some 
of the basic planning tenets and attributes of ‘urban planning’ or 
‘urban design.’ 
 
 Workshop #1 - Site Context & Connections:  This workshop 

explored topics such as Regional Context/Physical Location; 
Economic Opportunities; Sense of Scale; Community Identity; 
Local and Regional Connections, and; Asset Identification 
Mapping. 

 
 Workshop #2 - Land Use, Density, & Intensity:  This 

workshop began to explore and assess major land use 
change characteristics such as ‘what is mixed-use?’; land use 
intensity and density; urban morphology and street patterns. 

 
 Workshop #3 - Placemaking & Low-Impact Development:  

The last workshop looked at the next level of detail with 
respect to urban design.  This workshop covered topics such 
as architectural form and character; spaces for cars; spaces 
for people; natural stormwater management, and; activities 
and big ideas. 

 
Results generated from the workshops were used to guide the 
development of the recommendations contained within this 
document.    
 

WORKSHOP PROCESS & OBJECTIVES 
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By the Numbers 
The series of workshops was well advertised by the Village and a 
local newspaper and television media helped to boost awareness 
of the event.  Based on the best estimation of staff involved, the 
three workshops attracted a total of 113 active participants.  The 
following list indicates the number of people that signed-in at the 
beginning of each workshop.  However, several other people 
were also in attendance at each meeting, but chose not to 
participate in the exercises because of their stake in the site. 
 
 Workshop #1 = 42 
 Workshop #2 = 39 
 Workshop #3 = 32  

 
It should be noted that the results of the individual exercises 
cannot be stated as being statistically valid due to the rather 
small sample size given the Village’s 6,000+ (6,468 as of 2010 
census) residents.  However, for a typical planning charette type 
of event like this, the participation rate is considered to be very 
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high and, with some level of confidence, Village leaders can 
assume that the workshop results are representative of the 
community’s values and preferences.  While not everyone in the 
community showed, a representative sample of passionate, 
visionary and caring residents and stakeholders from varying 
backgrounds and professions were in attendance. 
 
In order to better gauge participant interests, viewpoints, and 
perspectives, each workshop began with a ‘participant mapping 
exercise’ which coincided with registration/sign-in at the door. 
 
Workshop Objectives 
The following objectives were identified by East Central and 
Village  staff to help guide the format  and topic areas for the 
workshops, as well as details of the interactive exercises that 
would be used to draw input and feedback from participants. 
 
 Objective 1:  Receive community input upfront and in a direct 

manner for the redevelopment of the former NewPage Mill 
properties. 

 
 Objective 2: Build upon recommendations contained in 

comprehensive plan. 
 
 Objective 3:  Build awareness and recognition of the scale of 

the opportunity that this site provides for the community. 
 
 Objective 4:  Maximize the use of property(ies) by 

establishing a vision and framework for redevelopment of the 
NewPage Mill site.  This is accomplished by identifying a 
framework for acceptable types, styles, and characteristics of 
new development or re-use. 

 
 Objective 5:  Increase tax base on the sites through the wise 

use of resources and with the long-term in mind. 
 
 Objective 6:  (Re)Create an identity for the Village of 

Kimberly. 
 
 Objective 7:  Identify additional planning and/or development 

regulation tasks and needs so as to ensure the ultimate 
vision for the site is met AND so that the site owners are 
profitable in their venture. 

 
 Objective 8:  Address potential land use conflicts before any 

new development occurs. 
 

Former NewPage Mill Redevelopment Strategy 

Page 8 



 

Workshop 1 – Exercise #1 
 “Who Are We?” 
During Exercise #1, workshop participants were asked to 
individually create a list of qualities and characteristics that 
define the community of Kimberly and contribute to its “sense of 
place.”  The initial focus was on Kimberly’s past/present identity.  
Then, each participant was asked to generate a list of desirable 
attributes for Kimberly in the future.  Basically, what could or 
should Kimberly’s identity be moving forward?  When the lists 
were complete, participants shared some key points in a “round 
robin” format with the small group at their table (approximately 
seven people each at six total tables).  These points were written 
down by the group’s recorder and posted on the wall for 
everyone in attendance to see and discuss. 
 
Results 
Some past/present qualities, characteristics, and ideas that were 
discussed by several tables include: 
 
 Sense of Community – 6 out of 6 tables 
 (family values, neighborhood pride, small town feel, etc.) 
 Strong School System – 5 out of 6 tables 
 (high-quality education, etc.) 
 Sports & Athletic Programs – 4 out of 6 tables 
 (tournaments, high school sports, competition, etc.) 
 Open Space & Recreation – 4 out of 6 tables 
 (park system, YMCA, etc.) 
 Common Traits – 3 out of 6 tables 
 (hard-working, welcoming, friendly, progressive, etc.) 
 Safe Neighborhoods – 3 out of 6 tables 
 Well-Maintained Community – 3 out of 6 tables 
 (clean, well-kept homes, etc.) 
 Importance of Small Businesses – 2 out of 6 tables 
 
Some future qualities, characteristics, and ideas that were 
discussed by several tables include: 
 
 Connectivity & Multi-Modal Transportation – 5 out of 6 table 
 (trails, riverwalk, linking communities, transit system, 
 etc.) 
 Diversity & Culture – 4 out of 6 tables 
 (global focus, mix of cultures, ethnic heritage, etc.) 
 River Access & Use – 4 out of 6 tables 
 (utilize riverfront, oriented to the river, waterfront 
 entertainment, etc.) 
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 Balanced Land Uses – 4 out of 6 tables 
 (increase shopping, entertainment district, affordable 
 housing, etc.) 
 Business / Employment – 3 out of 6 tables 
 (nurture existing businesses, strong business park, 
 possible corporate headquarters, etc.) 
 Sustainability – 3 out of 6 tables 
  (new energy, green technology, innovation, etc.) 
 A Destination – 3 out of 6 tables 
  (attract tourism) 
 
Interpretation / Key Points 
Although this exercise focused on the broader Kimberly 
community, many of the desirable future qualities could be 
incorporated into the redevelopment of the former NewPage Mill 
property.  In fact, many of the characteristics and ideas 
discussed for the future lend themselves to planning-related 
recommendations. 
 
 Increase access to and along the Fox River (i.e. multi-use 

trail, riverwalk, etc.) and capitalize on this site asset to create 
a unique destination. 

 Provide a mix of land uses that meet the needs of Kimberly 
residents, as well as attract visitors (and spending power) 
from outside the community. 

 Encourage business growth and job creation on-site. 
 Promote sustainable development that utilizes “green” 

technology. 
 
Workshop 1 – Exercise #2 
 “Moving Around” 
Exercise #2 focused on site-level, community-level, and metro-
level connections to/from the former NewPage Mill area.  
Participants worked in small groups (approximately seven people 
each at six total tables) to identify and map out key locations 
that future development should connect to by walking, biking, 
and/or transit.  Automobile connections were assumed to be 
incorporated, and therefore, not the emphasis of this particular 
exercise.  As a result, this exercise facilitated plenty of discussion 
on current and potential locations of sidewalks, multi-use trails, 
bike lanes, and bus routes. 
 
Results 
Please see the map on the following page, which is a compilation 
of the input gathered from all six tables. 
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Interpretation / Key Points 
The input gathered during this exercise helped identify a number 
of key locations that development on the site should connect to.  
Some of the closest places [walk] were Sunset Park, downtown 
Kimberly, and the Shopko / Pick ’n Save Plaza.  Other places 
within or near the Village boundaries [bike] include Kimberly 
High School, Heart of the Valley YMCA, and the “retail cluster” 
near the CTH CE / Eisenhower Drive intersection.  Some metro-
level places [transit] listed were downtown Appleton, Fox River 
Mall, and Green Bay.  In addition, several potential connections 
to these locations were drawn on the map: 
 
 Former NewPage Mill site to Sunset Park – along the Fox 

River. 
 Former NewPage Mill site to Railroad Street / W. Kimberly 

Avenue intersection – along abandoned rail right-of-way. 
 Railroad Street from W. Kimberly Avenue to the CE Trail – 

perhaps extend bike lanes. 
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 Former NewPage Mill site to Washington Street bridge – 
along the Fox River – and across it into Little Chute. 

 W. Kimberly Avenue from Village limits (USH 441) to Sunset 
Park – perhaps extend bike lanes from E. Newberry Street in 
Appleton. 

 
Workshop 1 – Exercise #3 
 “Asset Identification” 
Although the workshop series primarily concentrated on the 
future potential of the former NewPage Mill area, it was also 
recognized that there are a number of unique features already 
on-site.  Therefore, Exercise #3 allowed workshop participants to 
identify and locate specific “pieces” of the former mill property 
that should be considered important.  In doing so, these small 
groups (approximately seven people each at six total tables) 
helped determine certain things that might be preserved, 
enhanced, or incorporated into new development. 
 
Results 
Some specific features that were identified as important/unique 
by several tables include: 
 
 Clubhouse (6 tables) 
 Dryer/Roller Monument (4 tables) 
 Decorative Fence (4 tables) 
 Historic, Brick Buildings with Windows (3 tables) 
 Cream-colored Brick (2 tables) 
 Tree Line on the West Side of Site (2 tables) 
 
Other notable features mentioned: 
 
 War Monument 
 Cherry Trees 
 Trees Along Maes Avenue 
 Water Tower 
 Rail Tracks 
 
Interpretation / Key Points 
Participant feedback helped point out specific features on-site to 
possibly preserve, enhance, or work around/with.  Some of these 
were most likely listed due to their aesthetic qualities, such as 
the “clubhouse,” cream-colored brick buildings, and trees.  
Others may have been mentioned for sentimental or historic 
reasons, including the dryer/roller monument, decorative 
papermaking fence, and war monument.  Regardless, these 
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features could be incorporated in the site redevelopment plans in 
a variety of ways, including: 
 
 Featured in a recreation or civic space. 
 Preserved/maintained as is. 
 Adaptively reused. 
 Materials or elements repurposed. 
 
Workshop 2 – Exercise #4 
 “Building Blocks” 
As explained during the “Sense of Scale” presentation, the 
central part of the former NewPage Mill site is quite large, 
consisting of about 40 acres of land.  It was therefore 
understood that breaking the site up into different, smaller 
spaces would be likely as development occurs in the future.  
Exercise #4 focused on this issue, as participants worked in 
small groups (approximately seven people each at six total 
tables) to draw their street pattern concepts over two maps, 
each displaying a potential development scenario.  With Scenario 
1, the groups had to assume some buildings remained, including 
the large warehouse on the east end of the site.  Scenario 2 
allowed groups to look at the site as a “clean slate,” where 
nothing on-site had to stay.  With both mapping activities, 
groups were encouraged to consider the surrounding 
neighborhood context and incorporate this into a concept that 
was agreeable for all its members. 
 
Results 
Please see the maps/diagrams on the following pages, which are 

Table 1 

Table 2 

Table 3 

Table 4 

Table 5 

Table 6 
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a compilation of the input gathered for Exercises #4 and #5 
from all six tables. 
 
Interpretation / Key Points 
Although each of the six groups developed their own unique 
street pattern concepts, there were some general similarities 
between them.  For example, many groups’ concepts included 
(a) a continuation of the rectilinear street grid system, (b) strong 
connectivity throughout the site, (c) blocks of similar shape/size 
to those existing nearby, and (d) streets extending from existing 
endpoints.  In addition, several groups incorporated the following 
in their Scenario 2 concepts: (a) a trail along the river, (b) some 
streets to define a centrally-located open space, and (c) one 
street following the curve of the river. 
 
Workshop 2 – Exercise #5 
 “All Mixed Up” 
As a follow-up to the previous “building blocks” exercise, 
Exercise #5 allowed participants to discuss the appropriate 
location and mix of different land uses (residential, commercial, 
industrial, recreation, etc.) for the former NewPage Mill site.  
With their recently-created conceptual street pattern maps to 
help define different spaces, the same small groups determined 
where they thought certain land use types were appropriate and 
how much of each belongs on the site overall.  Once again, 
Scenario 1 had the groups assume some buildings remained, and 
Scenario 2 allowed groups to look at the site as a “clean slate.”  
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Results 
Please see the maps/diagrams on the previous pages, which are 
a compilation of the input gathered for Exercises #4 and #5 
from all six tables. 
 
Interpretation / Key Points 
Using their own unique street pattern concepts, each group 
sketched out their desired land use configurations.  Although the 
location of different land uses varied slightly from group-to-
group, some overlapping themes emerged.  With Scenario 1 for 
example, many groups placed: (a) commercial/residential vertical 
mixed-use along N. Main Street, (b) residential at the interior of 
the site, and (c) park space around the “clubhouse.”  Some 
common ideas across Scenario 2 concepts included: (a) park 
space at the center of the site and along the river, (b) 
commercial and/or residential near the northwest corner of the 
site, (c) commercial or office along E. Maes Avenue, and (d) 
residential near the eastern side of the site.  In general, the 
concepts featured a healthy mix of land uses, with a relatively 
even split between commercial and residential, some park space, 
and a small amount of office or industrial. 
 
Workshop 3 – Exercise #6 
 “How Dense Are You?” 
Exercise #6 was aimed at identifying community preferences for 
future development patterns on the former NewPage Mill site 
(land use intensity and density, building type and style, etc.).  All 
workshop participants were asked to complete three “spectrum 
of intensity/density worksheets,” each of which focused on a 
different land use – residential, commercial, and employment.  
Varying building types were shown/described on each worksheet, 

Typical rural to urban transect model 
illustrating development type and intensity. 
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and participants were asked to rank each from 0 (none of this 
type) to 4 (more of this type) and provide additional comments, 
as appropriate.  Overall, 12 different options were rated.  
 
Results 
Listed below are the average rankings for each of the following 
residential building types.  Each was ranked from 0 (none of this 
type) to 4 (more of this type). 
 
 Housing A – Single-Family Housing:  2.68 
 Housing B – Attached Single-Family Housing: 2.20 
 Housing C – Small Multi-Family Housing:  2.08 
 Housing D – Larger Multi-Family Housing: 1.05 
 
Some comments added to the Design Preference Survey sheets: 
 “Place single-family housing next to existing residential.” 
 “Well-designed apartment units that take advantage of 
 the parks and river.” 
 “A combination of A - C would provide housing 
 opportunities for a range of incomes, lifestyles, etc.” 
 “With garages in center.” 
 “The other apartment buildings in the area look trashy.” 
 
Listed below are the average rankings for each of the following 
retail/commercial building types.  Each was ranked from 0 (none 
of this type) to 4 (more of this type). 
 
 Retail A – Free-Standing Convenience Retail:  1.21 
 Retail B – Single-Story Strip Commercial:  1.96 
 Retail C – Street-Oriented Commercial &  
   Mixed Use:     2.68 
 Retail D – Large Retail Developments:   1.14 
 

Former NewPage Mill Redevelopment Strategy 

Page 18 



 

Some comments added to the Design Preference Survey sheets: 
 “Prefer commercial first floor with residential above – 
 density and tax base.” 
 “Town Square type of idea.” 
 “Near riverfront and facing Maes Avenue.” 
 “Make a good buffer in front of warehouse.” 
 “While this would be nice, would there be enough 
 business to sustain it?” 
 
Listed below are the average rankings for each of the following 
employment building types.  Each was ranked from 0 (none of 
this type) to 4 (more of this type). 
 
 Employment A –  Small-Scale Flex Space &  
   Business Condos:   1.13 
 Employment B –  Medium-Scale Business Offices 
    & Incubator Buildings:  1.74 
 Employment C – Larger Light Industrial  
    Research Buildings:  2.23 
 Employment D – Office Park:     1.76 
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Some comments added to the Design Preference Survey sheets: 
 “Need for incubator businesses.” 
 “Design aesthetic should match neighborhood.” 
 “Brings in people – good for retail.” 
 “More jobs created.” 
 “We have underutilized industrial parks with better 
 highway access.” 
 
Interpretation / Key Points 
When tallied up and averaged together, individual participant 
input highlighted some preferences for the three building types 
presented.  With residential types, “Housing A – Single-Family 
Housing” received the highest ranking at 2.68.  The examples for 
this building type featured more traditional single-family homes, 
many with front porches and garages at the rear.  “Housing B – 
Attached Single-Family Housing” and “Housing C – Small Multi-
Family Housing” also received above average rankings at 2.20 
and 2.08 respectively.  For retail/commercial types, “Retail C – 
Street-Oriented Commercial & Mixed Use” was a clear favorite 
with a 2.68 ranking.  The examples here included 2-3 story 
buildings, with attractive, pedestrian-friendly facades.  The most 
popular employment building type was “Employment C – Larger 
Light Industrial Research Buildings,” which earned a ranking of 
2.23.  Its example photos displayed buildings with a high-level of 
character and design. 
 
Workshop 3 – Exercise #7a-7d 
 “Visual Preference Survey” 
Exercises #7a-7d looked at several urban design features in 
greater detail, including a focus on places for cars, places for 
people, architectural form and character, and natural stormwater 
management.  To do so, all workshop participants were shown 
13-20 images for each of the four themes.  They had about 30-
60 seconds to individually review each image, consider its 
appropriateness for the area, and rank it along a scale from -5 
(Poor) to +5 (Great).  This “Visual Preference Survey” exercise 
allowed participants to express their opinions for both 
appearance and function.  
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Results 
Below are the top and bottom three images in the “Places for 
Cars” category, based on their average ranking from -5 (Poor) to 
+5 (Great). 
 
Most Preferable 
Image #18:  2.62  Some comments:  
    “Save surface area.” 
    “Don’t have to look at cars.” 
    “Like for apartment and business.” 
Image #13:  2.57  Some comments:  
    “Has room to park, walk, bike.” 
    “Efficient, cost-effective, and neat.” 
    “Nice – great appearance.” 
Image #6:  2.14  Some comments:  
    “Great for riverfront street.” 
    “Like the boulevard, bike lane, and 
    curb appeal.” 
    “Large terrace good.” 
 
Least Preferable 
Image #16: -2.91  Some comments:  
    “Not too pleasant on the eyes.” 
    “No sidewalks or bike paths, yuck!” 
    “No good – won’t fit in with Village 
    layout.” 
Image #2: -1.86  Some comments:  
    “Too busy, not friendly, noisy.” 
    “Dangerous.” 
    “Not right for a residential area.” 
Image #10: -1.14  Some comments:  
    “Pebble street; not in Wisconsin.” 
    “Bumpy, noisy, hard to manage.” 
    “Not practical.” 
 
 
 
 
 
 
 
 
 
 
 
 

#18 

#13 

#6 

#16 

#2 

#10 
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Below are the top and bottom three images in the “Places for 
People” category, based on their average ranking from -5 (Poor) 
to +5 (Great). 
 
Most Preferable 
Image #16:  4.28  Some comments: 
    “Need to take advantage of river; 
    big asset!” 
    “Absolutely necessary and  
    opportune time to put in.” 
    “Love the walkway along the river.” 
Image #8:  3.69  Some comments: 
    “Good for riverfront.” 
    “Connect to Sunset.” 
    “High interest; use likely.” 
Image #11:  3.33  Some comments: 
    “Have to have sidewalks.” 
    “Trees – important.” 
    “Great buffer, good for residential.” 
 
Least Preferable 
Image #5: -3.64  Some comments: 
    “Too busy, litter, not safe for 
    walking.” 
    “Need sidewalks for comfort.” 
    “Dangerous.” 
Image #10:  0.78  Some comments: 
    “Would be better if we had more 
    bus stops.” 
    “Not right for neighborhood style-
    wise.” 
    “More weather-tight for winter.” 
Image #3:  0.80  Some comments: 
    “Seems too extravagant, but still 
    family-friendly.” 
    “Already have the pool.” 
    “Can it be used as an ice rink in 
    winter?” 
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Below are the top and bottom three images in the “Architectural 
Design” category, based on their average ranking from -5 (Poor) 
to +5 (Great). 
 
Most Preferable 
Image #11:  2.31  Some comments:  
    “Nice to look at – like the mature 
    trees.” 
    “Love the front porch; inviting!” 
    “Traditional.” 
Image #16:  2.17  Some comments: 
    “Good for ‘Town Square’ idea.” 
    “Attractive front – parking not too 
    bad.” 
    “Really nice!  Brick, paned  
    windows, arches, varying façade 
    depth.” 
Image #8:  1.92  Some comments: 
    “Nice architecture.” 
    “Older character.” 
    “Favorite house in Kimberly.” 
 
Least Preferable 
Image #14: -3.47  Some comments: 
    “Ugly; needs updating.” 
    “Looks junky.” 
    “No green space.” 
Image #1: -1.33  Some comments: 
    “Look the same.” 
    “Lots too large.” 
    “No character or trees.” 
Image #15: -0.56  Some comments: 
    “Update to original design.” 
    “Needs a facelift!” 
    “With right rehab, could look  
    good.” 
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Below are the top and bottom two images in the “Stormwater” 
category, based on their average ranking from -5 (Poor) to +5 
(Great). 
 
Most Preferable 
Image #8:  2.60  Some comments: 
    “Great for plaza in denser  
    structures.” 
    “Friendly, welcoming, neighborly.” 
    “Nice rain garden.” 
Image #11:  2.40  Some comments: 
    “Great to make residential  
    attractive and practical.” 
    “Nice growth; low maintenance.” 
    “Pretty and useful.” 
 
Least Preferable 
Image #4: -0.26  Some comments: 
    “Ugly use in public setting.” 
    “Cheap, cheap, cheap.” 
    “Unplanned look.” 
Image #3:  0.14  Some comments: 
    “Ok, but looks rural.” 
    “Not a plus for real estate.” 
    “Along warehouse?” 
 
Interpretation / Key Points 
After being compiled together and averaged, the rankings from 
workshop participants helped identify the most and least 
preferable images from each theme.  Typically, the well-liked 
images shared some things in common, as did the disliked 
images.   
 
In the “Places for Cars” category, the most preferable images 
displayed underground parking, on-street parking, and trees/
landscaping along the street, while the least preferable images 
showed no sidewalks, an automobile-oriented intersection, and a 
difficult-to-maintain street surface material.   
 
For the “Places for People” category, the most preferable images 
displayed a riverwalk, multi-use trail, and tree-lined sidewalk, 
while the least preferable image featured a street with multiple 
wide, vehicular travel lanes and without sidewalks.  The next two 
lowest ranking images under this theme actually received 
positive scores, but were critiqued for not fitting in with the 
neighborhood stylistically.   
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In the “Architectural Design” category, the most preferable 
images displayed traditional houses, with front porches and 
garages around the back, and a two-story commercial property 
utilizing high-quality building materials.  However, the least 
preferable images for this category showed a lack of green 
space, “cookie cutter” development, and lesser materials 
covering up an original façade.   
 
For the “Stormwater” category, the most preferable images 
displayed stormwater infiltration included in a courtyard and a 
small, residential rain garden.  The least preferable stormwater 
images showed a retention pond and a ditch behind several 
homes. 
 
Workshop 3 – Exercise #8 
 “Any Other ‘Big’ Ideas?” 
Exercise #8 served as a “catch-all” to wrap up the three-part 
workshop series.  Each workshop participant received a half-
sheet of paper with one intentionally open-ended question on it 
– “Any other ‘big’ ideas?”  This allowed folks the opportunity to 
share additional ideas they had for the future of the former 
NewPage Mill site and specify certain uses/activities they would 
like to see there. 
 
Results 
Some unique uses/activities that were shared and/or reiterated 
are listed below. 
 
 Small Businesses/Shops 
 Canoe/Kayak Launch & Facilities 
 Fishing Piers 
 Entertainment District – A Destination 
 Condos/Townhouses Accessible By Boat, Bike, & Foot 
 Club/Spa 
 Village Square – Retail/Commercial/Restaurant 
 Marina – Active Waterfront 
 Professional Office Space 
 Something for Teenagers – Skate Park, Disc Golf 
 Convention Center/Hotel 
 Riverfront Housing 
 Place for Music, Arts – Boardwalk 
 Connection to Sunset Park 
 Community Workshop (woodworking/metalworking) 
 Permanent Indoor Public Market 
 Community Garden 

Former NewPage Mill Redevelopment Strategy 

Page 25 



 

Interpretation / Key Points 
A number of interesting ideas were revealed through this 
exercise, many of which align with and provide further detail on 
input gathered during previous exercises.  The “future” qualities/
characteristics listed during Exercise #1, in particular, match up 
nicely with the uses and activities mentioned.  For example, an 
emphasis on connections, cultural amenities, river access and 
uses, business development, and creating a destination are all 
reiterated here. 
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After review and consideration of the workshop results, along 
with professional knowledge related to the practice of urban and 
regional planning, the East Central Wisconsin Regional Planning 
Commission, in consultation with the Village of Kimberly, 
provides the following recommendations for consideration by the 
general public and site owners. 
 
Future/Ongoing Planning Recommendations 
It is very important to understand that these workshop results 
are only the beginning of a very lengthy process to redevelop the 
former NewPage Mill site.   Additional planning will be required 
to move from the ‘visioning’ stage to that of having a ‘final site 
plan’ for the properties.   To that end, several broad 
recommendations are made to help ensure that proper 
comprehensive site planning takes place prior to hasty decisions 
being made based on a single development project on only a 
portion of the site: 
 
1) Presentation of this information should be given to 

the Village’s Plan Commission, Board and general 
public during the remainder of 2012. 

2) Work with East Central to coordinate a focus group 
consisting of local and regional ‘industry 
professionals’ (both public and private) to further 
flesh out concepts contained in this report and to 
better assess the market for the overall vision, 
redevelopment strategies, and recommendations.  
To date, a number of workshop participants and peripheral 
contacts have expressed interest in participating in such a 
meeting during 2012.  Others should be added to the list as 
needed to ensure a representative sample of professions 
and stakeholders: 

 
1. Walter Griesseier, President, AIM Development 
2. Jeff McGlin, AIM Development 
3. Chuck Kuen, Village President 
4. Adam Hammatt, Village of Kimberly 
5. (suggested), Kimberly Fire Department 
6. (suggested), Kimberly Public Works 
7. Scott VanSchyndel, Officer, Fox Valley Metro Police 

Department 
8. Larry Burkhardt, Vice President, Fox Cities Chamber of 

Commerce 

RECOMMENDATIONS FOR PLANNING & (RE)DEVELOPMENT 

Redevelopment is any new 

construction on a site that has pre-

existing uses. Variations on 

redevelopment include: 

 

 Urban infill on vacant parcels 

that have no existing activity but 

were previously developed, 

especially on Brownfield land, 

such as the redevelopment of an 

industrial site into a mixed-use 

development. 

 

 Constructing with a denser land 

usage, such as the 

redevelopment of a block of 

townhouses into a large 

apartment building. 

 

 Adaptive reuse, where older 

structures which have outlive 

their uses are converted into 

new ones, such as an industrial 

mill into housing lofts. (Source: 

Wikipedia, 2012). 
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9. (suggested) Heart of the Valley Chamber of Commerce. 
10. (suggested) Jerry Murphy, Executive Director, New 

North 
11. (suggested) Naletta Burr, Wisconsin Economic 

Development Corporation 
12. (suggested) Jim Engle, Wisconsin Economic 

Development Corporation 
13. (suggested) Mike Hendrick, Outagamie County 

Economic Development 
14. (suggested) Jennifer Sunstrom, NE Wisconsin Realtors 

Association 
15. (suggested) Christine Shaefer, Valley Home Builder’s 

Association 
16. Candice Mortara, President, Fox-Wisconsin Heritage 

Parkway 
17. Peter Stueck, Vice-Chair, Outagamie County Board 
18. Randy Stadtmueller, Owner, Stadtmueller & Associates 
19. (suggested) Tom Walsh, President, Fox Cities 

Greenways 
20. Todd Plat, PHP Project Development, LLC 
21. Tom Scheuerman, Grubb & Ellis / Pfefferle 
22. Patrick O’Connor, Grubb & Ellis / Pfefferle 
23. Jim Lundberg, Point of Beginning 
24. Scott Groholski, Point of Beginning 
25. Others as identified by Village Board & Plan Commission 

 
3) The Village should work with AIM Demolition and 

other partners as warranted to hire a national level 
planning/engineering consultant that has extensive 
practical experience in the creation of master plans 
using ‘new urbanism’ planning concepts and 
techniques (see sidebar).  The preliminary workshop 
analyses indicate a fair amount of support for some of the 
individual and combined elements which comprise a ‘new 
urbanist’ neighborhood.  Currently, there are few good 
examples of this type of development within northeastern 
Wisconsin and, given the site location and size, the 
implementation of new urbanist concepts, such as the 
Ahwahnee Principles or HUD’s new Livability Element (see 
sidebars on the following pages), could give the 
development a unique feel that exists nowhere else in the 
region, thereby tapping into an upcoming market (changing 
family structures, more singles desiring rentals vs. condos., 
etc.).  Nationally, it is estimated that 2.5 million excess 
single family houses will exist by 2030! (see Appendix C for 
more information) 

New Urbanism is an urban 

design movement which promotes 

walkable neighborhoods containing 

a range of housing and job types.  It 

arose in the United States in the 

early 1980s, and has gradually 

reformed many aspects of real estate 

development, urban planning, and 

municipal land-use strategies.  New 

Urbanism is strongly influenced by 

urban design standards that were 

prominent until the rise of the 

automobile in the mid-20th century; 

it encompasses principles such as 

traditional neighborhood design 

(TND) and transit-oriented 

development (TOD).  It is also 

closely related to regionalism, 

environmentalism and the broader 

concept of smart growth - (Source:  

Wikipedia, 2012). 

Page 28 



 

Typically, a Request for Proposals (RFP) would be 
prepared and solicited to a number of qualified 
consultants with the main task being: to take the ‘vision’ 
that was created, and use it as a guide to develop a 
Master Plan for the  NewPage mill site.   Various 
resources exist to identify potential consultants such as 
www.bettercities.net, www.planning.org, www.cnu.org or 
www.planetizen.com. 

 
4) As part of any consultant work, the Village should 

give strong consideration for the inclusion of the 
following planning concepts/analyses:  

 
a) Sense of Place / Green Infrastructure: Further explore 

the concept of ‘sense of place’ and ‘green 
infrastructure’ (see sidebar) simultaneously in order to 
improve the overall character of the redevelopment 
site and better connect it to the landscape and 
community. For example, research and evaluate the 
settlement history of the site and its surroundings.  
What was it used for before the mill?  What was its 
‘pre-settlement’ condition?   Were there natural ravines 
at one time?  If so, what were they filled with?  How 
has the site’s drainage been altered over time and are 
there opportunities to revive some natural systems? 
Whether it is information on the history and heritage of 
the site, or a sense of its uses/alternations over time, 
such contextual information can be used to create/
enhance community character, identify potential 
construction issues, or guide the restoration of certain 
natural functions or historical aspects of the property. 

 
b) Placemaking:  As described by www.cityrepair.org, 

“Placemaking is a multi-layered process within which 
citizens foster active, engaged relationships to the 
spaces which they inhabit, the landscapes of their 
lives, and shape those spaces in a way which creates a 
sense of communal stewardship and lived connection. 
This is most often accomplished through a creative 
reclamation of public space: projects which take the 
form of benches on street corners where neighbors 
can sit, rest and talk with each other, kiosks on 
sidewalks where neighbors can post information about 
local events, needs and resources and street paintings 
in the public right-of-way that demonstrate to all who 
pass through that this is a Place: inhabited, known and 
loved by its residents. In all instances, these projects 
are undertaken by local communities who come 

Sense of Place can be defined 

in many ways; however, the best 

definition simply states it as “all 

that is of a place,” meaning its 

natural and cultural origins, 

historical use, generational, 

experiential or even emotional 

connections to a single place or an 

entire landscape.    The use of hints 

or clues to the past and present 

cultural realms, as well as overall 

‘good design’ can contribute to the 

creation of a   ‘sense of place’.   

 

Green Infrastructure is 

strategically planned and managed 

networks of natural lands, working 

landscapes and other open spaces 

that conserve ecosystem values and 

functions and provide associated 

benefits to human populations.  

Healthy functioning natural or 

restored ecological systems are 

essential to ensure the availability of 

the network’s ecological services. 

(Source: The Conservation Fund) 
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Placemaking is a multi-faceted 
approach to the planning, design and 
management of public spaces. Put simply, 
it involves looking at, listening to, and 
asking questions of the people who live, 
work and play in a particular space, to 
discover their needs and aspirations. This 
information is then used to create a 
common vision for that place. Placemaking 
capitalizes on a local community’s assets, 
inspiration, and potential, ultimately 
creating good public spaces that promote 
people’s health, happiness, and well being. 
(Source: www.pps.org). 
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together to discuss what it is they want in their 
neighborhood – what elements are lacking in the 
public sphere and how the community can work 
together with the resources they have to create their 
own place.” 

 
c) LEED Neighborhood Standards: The Congress for New 

Urbanism (CNU) has partnered with the U.S. Green 
Building Council (USGBC) and the Natural Resource 
Defense Council (NRDC) to lay out a coordinated and 
powerful environmental strategy: sustainability at the 
scale of neighborhoods and communities. The joint 
venture, known as LEED for Neighborhood 
Development (or LEED-ND), is a system for rating and 
certifying green neighborhoods.  LEED-ND builds on 
USGBC’s Leadership in Energy and Environmental 
Design (LEED) systems, the well-known third-party 
verification that a development meets high standards 
for environmental responsibility. LEED-ND integrates 
the principles of new urbanism, green building, and 
smart growth into the first national standard for 
neighborhood design, expanding LEED's scope beyond 
individual buildings to a more holistic concern about 
the context of those buildings.  See www.cnu.org/
leednd for more information. 

 
d) Resiliency / Climate Change: Resilient communities are 

capable of bouncing back from adverse situations, 
whether it is a natural disaster, or long-term impacts of 
climate change (i.e. more extreme temperature 
fluctuations, heavier rains, more severe drought, etc.).   
Communities can do this by actively influencing and 
preparing for economic, social and environmental 
change. When times are bad they can call upon the 
myriad of resources that make them persevere in times 
of difficulty.   Logical thinking with respect to how 
development occurs and what it looks like on the 
former NewPage Mill site can improve both the 
resilience of the community that is created, and the 
Village as a whole. 

 
e) Crime Prevention Through Environmental Design 

(CPTED): CPTED strategies rely upon the ability to 
influence offender decisions that precede criminal acts. 
Research into criminal behavior shows that the 
decision to offend or not to offend is more influenced 
by cues to the perceived risk of being caught than by 
cues to reward or ease of entry. CPTED relies on the 

Ahwahnee Community Principles 
1. All planning should be in the form of 

complete and integrated communities 
containing housing, shops, work places, 
schools, parks and civic facilities essential 
to the daily life of the residents. 

2. Community size should be designed so that 
housing, jobs, daily needs and other 
activities are within easy walking distance 
of each other. 

3. As many activities as possible should be 
located within easy walking distance of 
transit stops. 

4. A community should contain a diversity of 
housing types to enable citizens from a 
wide range of economic levels and age 
groups to live within its boundaries. 

5. Businesses within the community should 
provide a range of job types for the 
community's residents. 

6. The location and character of the 
community should be consistent with a 
larger transit network. 

7. The community should have a center focus 
that combines commercial, civic, cultural 
and recreational uses. 

8. The community should contain an ample 
supply of specialized open space in the 
form of squares, greens and parks whose 
frequent use is encouraged through 
placement and design. 

9. Public spaces should be designed to 
encourage the attention and presence of 
people at all hours of the day and night. 

10. Each community or cluster of communities 
should have a well-defined edge, such as 
agricultural greenbelts or wildlife corridors, 
permanently protected from development. 

11. Streets, pedestrian paths and bike paths 
should contribute to a system of fully-
connected and interesting routes to all 
destinations. Their design should encourage 
pedestrian and bicycle use by being small 
and spatially defined by buildings, trees and 
lighting; and by discouraging high speed 
traffic. 

12. Wherever possible, the natural terrain, 
drainage and vegetation of the community 
should be preserved with superior examples 
contained within parks or greenbelts. 

13. The community design should help 
conserve resources and minimize waste. 

14. Communities should provide for the 
efficient use of water through the use of 
natural drainage, drought tolerant 
landscaping and recycling. 

15. The street orientation, the placement of 
buildings and the use of shading should 
contribute to the energy efficiency of the 
community. 
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theory that the proper physical design and effective 
use of the built environment can reduce crime, reduce 
the fear of crime, and improve the quality of life. The 
three most common built environment strategies are 
natural surveillance, natural access control and natural 
territorial reinforcement. 

 
5) Immediately seek out potential state or federal 

funding or programmatic assistance programs for 
planning and design needs.  This could include the 
Wisconsin Economic Development Corporation’s (WEDC) 
new “Connect Communities” program which will be taking 
applications up until December 13, 2012.  See Appendix C 
for program details.  Also, contact WEDC to determine if 
any Community Development Block Grant (CDBG) - 
Planning funds are available and what criteria need to be 
met for this and other programs.   

 
6) Consider site development and marketing issues, 

strategies, and opportunities upfront and before/
parallel to any future planning activities.    Basic 
questions need to be asked and considered by both the 
Village and the site owners/representatives.   Will all parcels 
be available at once, or as they are made ready?  Will this 
coincide/conflict with any development phasing 
considerations?  Do parts of the site need more 
environmental work?  Are parts of the site eligible for 
WEDC’s “Certified Sites” program?  Can the site be 
marketed nationally and specific project proposals 
submitted prior to going through any planning effort? (i.e., 
make the investment group do the planning!).   There could 
be many more questions asked and addressed upfront in 
order to eliminate confusion or contention down the road 
amongst the parties involved.    Knowing where you’re 
headed and when is always a good thing.   Be sure to share 
as much of this information as possible with the general 
public so as to keep them informed. 

 
7) Ensure that appropriate capacity exists amongst the 

Village to ensure oversight and ‘community’ 
management of the redevelopment process.   The 
Village may need to consider the creation of a new 
Redevelopment Authority, or another appropriate entity to 
better manage and oversee the Village’s interests in the 
redevelopment of the site.  Such an organization can also 
oversee many grant and financing opportunities associated 
with the site. 
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Livability Principles (HUD
-DOT-EPA Partnership for 
Sustainable Communities) 
1. Provide more transportation choices. 

Develop safe, reliable, and economical 
transportation choices to decrease 
household transportation costs, reduce 
our nation's dependence on foreign oil, 
improve air quality, reduce greenhouse 
gas emissions, and promote public 
health. 

 

2. Promote equitable, affordable housing. 
Expand location- and energy-efficient 
housing choices for people of all ages, 
incomes, races, and ethnicities to 
increase mobility and lower the 
combined cost of housing and 
transportation. 

 

3. Enhance economic competitiveness. 
Improve economic competitiveness 
through reliable and timely access to 
employment centers, educational 
opportunities, services and other basic 
needs by workers, as well as expanded 
business access to markets. 

 

4. Support existing communities. Target 
federal funding toward existing 
communities—through strategies like 
transit oriented, mixed-use 
development, and land recycling—to 
increase community revitalization and 
the efficiency of public works 
investments and safeguard rural 
landscapes. 

 

5. Coordinate and leverage federal 
policies and investment. Align federal 
policies and funding to remove barriers 
to collaboration, leverage funding, and 
increase the accountability and 
effectiveness of all levels of 
government to plan for future growth, 
including making smart energy choices 
such as locally generated renewable 
energy 



 

Redevelopment Vision & Site Design 
Priorities 
 
General 
The workshop exercise results showed a strong preference for 
creation of an entirely new, well-functioning neighborhood which 
contains a mix of land uses, thoughtfully placed and designed 
open spaces and is generally walkable in nature.  
Recommendations are provided in this section to further explore 
and guide the detailed planning which has yet to occur. 
 
8) As continued planning/site design activities occur, 

keep in mind the overall ‘identity’ of the community 
and site.  Items that were drawn out of Workshop 
Exercises #1 and #2 that could easily be incorporated 
include: 

 
a) Connectivity of site to other areas of the community 

and beyond, particularly fostering a better physical 
connection to the existing downtown area; 

b) Target uses that would diversify the cultural and ethnic 
heritage of the area, or bring in new cultures; 

c) Incorporation of small business opportunities; 
d) Destination uses; 
e) Provide ample open space and recreational areas; 
f) Safe development (see previous CPTED discussion); 
g) Riverfront access; 
h) Sustainability. 

 
9) Specific features (assets) identified as part of 

Exercise #3 should be considered for preservation 
and/or relocation and incorporation into the 
redevelopment of the site.   These features have direct 
relationships with the site and its history and can contribute 
significantly to making a “great place”: 

 
a) Clubhouse 
b) Riverfront Brick Buildings 
c) Dry Roller Monument 
d) Decorative Fence 
e) Tree-line on Far West Side of Site (near Sunset Park) 
f) Trees along Maes Avenue 
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Street Patterns and Transportation 
The future transportation system and street pattern for the main 
NewPage Mill site was discussed and explored thoroughly by the 
workshop participants.   Based on the collective exercise results, 
street and block patterns that were generally rectilinear and 
walkable in scale were called for.   A number of specific 
recommendations are provided in this section to assist in 
ensuring that a well-functioning and comprehensive 
transportation system is considered when conducting further 
planning exercises. 
 
10) Establish an appropriate street grid pattern that 

maximizes access to the site, and promotes 
development and mobility consistent with the vision 
of this strategy.   Based on the results of Exercise #4, as 
well as feedback from Exercise #7, several specific 
recommendations are made as follows: 

 
a) Align streets with existing adjacent street termini 

where possible; 
b) Limit cul-de-sacs or dead ends unless viewed as an 

absolute necessity; 
c) Consider the hierarchy of streets (i.e. local access, 

collector, arterial, etc.); 
d) Create ‘walkable’ sized blocks and consider mid-block 

pedestrian paths on longer blocks; 
e) Consider the use of single lane split boulevards with 

center median plantings where appropriate; 
f) Consider the creation of public spaces (central park, 

town square, plazas, etc.) as street designs are 
examined; 

g) Consider the use of ‘narrow’ streets and alleyways; 
h) Adopt a complete streets policy’ and incorporate bike 

lanes on key thoroughfares within and adjacent to 
former NewPage Mill site properties; 

i) Require the construction of sidewalks or off-street 
paths on all developable properties to ensure 
pedestrian connectivity; 

j) Allow for reasonable street parking and discourage 
parking lots placed in front of buildings; 

k) Review parking requirements (number of stalls, 
stormwater provisions, shared-use accommodations, 
etc.); 

l) Identify absolute transit and trail connections within 
and adjacent to the development site(s).  
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Two excellent resources that could help the Village on 
street design issues are CNU’s “Sustainable Street Network 
Principles” and the Institute of Transportation 
Engineers’ (ITE) “Designing Walkable Urban 
Thoroughfares” reports. 

 
Land Use, Intensity and Density 
Based on the workshop results for Exercise #6, it appears that 
there is a general level of acceptance for land uses that are more 
‘mixed’ in nature, and a bit more intensive than those in the 
surrounding neighborhoods.  This means that the Village can 
take advantage of the economies of scale associated with multi-
story buildings as a method to recoup the approximate $40 
million loss of tax base from the mill’s demolition.   Appendix C 
contains information on the concept of communities ‘thinking like 
farmers’ when it comes to the ‘production of crops’ on their land.  
Based on the site conditions, the Village should also consider 
using the height aspect of multi-story building to not only 
increase density, but also to screen site features (such as the 
warehouses), or to create skylines, corridors, and other visual 
clues that contribute to the new community’s sense of place. 
 
11) The Village should set minimum targets for 

residential development density on the former 
NewPage Mill site(s) to ensure that the overall mix 
and intensity of uses is further defined.   Surrounding 
residential neighborhoods near the main NewPage mill site 
are developed at approximately 5.5 du/ac, net density.   
Indications were given in the workshops that participants 
supported generally higher levels of density on all or 
portions of the site.  In order to maximize tax base 
generation and opportunities for creation of a diverse and 
lively new neighborhood, density minimums should be set 
through zoning regulations for the entire site, and portions 
of the site as necessary.   Site-wide, an overall residential 
density of at least 10-16 units per net acre should be 
considered, remembering that ‘typical’ 4-plex, 8-plex, 16-
plex, etc. apartment styles should be discouraged unless 
they are of exceptional design. 

 
12) On the residential end, a majority of development 

should be single-family detached and should 
replicate some of the vernacular architectural styles 
of surrounding neighborhoods.  Workshop data analysis 
shows some support for higher density, multi-story 
‘attached’ single-family uses (i.e. condos, townhouses, etc.) 
exists. Small multi-family apartment structures would also 
be acceptable if well placed and well-designed.  These 

Front porch revival hints at 
market shift  
In October, 2012 consider that USA 

Today reported that two-thirds of 

new houses on the market in 2011 

included porches. That is more than 

an indication that New Urbanism, 

which helped to bring about the 

front porch revival, is having an 

impact on the mainstream market. 

"The rise in the number of new 

homes with porches hints at a shift 

in the way Americans want to live: 

in smaller houses and dense 

neighborhoods that promote 

walking and social interaction," 

says USA Today. Houses without 

garages or carports also are on the 

rise — 13 percent of the market in 

2011 up from 8 percent of the 

market in 2004. Some analysts link 

that trend to a rising desire to live 

near public transportation. – Source: 

Better! Cities & Towns 

(www.bettercities.net) 

Former NewPage Mill Redevelopment Strategy 

Page 35 



 

types of housing will better accommodate future market 
needs and will allow for better economies of scale when 
doing development planning. The Village should also 
consider other styles of housing, including: lofts, accessory 
units, and garden apartments. Variety is a key component 
of neighborhood design, both in terms of the buildings use/
type and its design/architecture.   Variations in the size of 
homes can also contribute to a neighborhood’s character as 
well as meet various market demands.   For example, small 
– 1,000 sq. ft. or less – homes that are efficiently designed 
can attract young professionals as well as independent 
elderly persons.  Look to existing ‘good’ examples for 
inspiration and discourage ‘cookie-cutter’ housing units 
made of inferior or ‘out of place’ materials (i.e. limited or no 
use of vinyl siding or ‘dry-vit’ stucco, etc.) 

  
Amongst the myriad of design issues associated with 
residential development projects, a number of items were 
clearly noted during the workshop exercises as being 
critical to the future development of residential uses on the 
site(s):  

 
a) Minimize the placement of garages in the fronts of 

buildings.  Rather, consider side, rear, or alley access 
placements; 

b) The planting of street trees in public terraces is a 
must.  Not only to provide shade and stormwater 
benefits, but also to enhance neighborhood character 
over time; 

c) Front porches and shallow front yards.  These 
elements are being demanded more so as to create a 
personal space that has some interaction with the 
public realm (see sidebar). 

 
13) Allow for true ‘mixed-use’ structures that would 

house neighborhood oriented retail/commercial 
uses on the first floor and perhaps offices or 
residential uses (i.e. live/work arrangements) on 
upper floors. High-quality construction retail and 
commercial uses were found to be generally accepted as 
part of the redevelopment effort. The siting and design of 
such structures is critical to creating a ‘sense of place.’   For 
examples, building right up to the sidewalk helps to 
compose a ‘street wall’ that can have more pedestrian 
scaled elements.  Remember that the street grid is the 
setting for all commerce, as well as the development of 
social and cultural life.  Development needs to add value to 
this expensive infrastructure. 
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The workshop participants favored 
perimeter commercial/retail 
development which could generally be 
illustrated like this…. 

An alternative development pattern 
could offer better connectivity to the 
existing downtown, more functional 
greenspace, increased mobility, as well 
as provide for a ’gateway’ to the site.  
The central corridor concept could look 
like this…. 



 

 
14) The Riverfront should be the main focus and 

attraction of the site. Approximately 5,085 feet of 
riverfront property exists across the entire former NewPage 
Mill site (all properties).   Of this, approximately 3,815 feet 
are not developed.  Existing riverfront buildings should be 
preserved and converted to a variety of suitable uses which 
cater to both neighborhood residents and water-based 
users.   Making the riverfront ‘the destination’ is key to the 
site’s overall development.   Suitable amounts of open 
space, trails, canoe/kayak launches, cafes, restaurants and 
artist spaces should all be considered when conducting 
detailed planning for the site.   Assistance should also be 
sought from the Fox-Wisconsin Heritage Parkway group and 
other river stakeholders (Fox River Navigation Authority, 
Friends of the Fox, Wisconsin Department of Natural 
Resources (WDNR), Power Companies, etc.) on 
opportunities that exist along this portion of the corridor. 

 
15) Consider neighborhood commercial uses generally 

along the perimeter of the site. Based on the workshop 
exercises, most commercial development was placed 
somewhere near the perimeter of the site (see sidebar 
image).  Maes Avenue offers good visibility and traffic; Main 
Street has several current structures on it and some room 
exists on the mill property’s frontage to accommodate 
more.    On the interior of the property, commercial uses 
were also noted along the western edge of the remaining 
warehouses.   Such uses could act as a visual buffer to the 
sheet metal structures and varying heights of buildings 
could be considered to negate views of this facility.  

 
16) East Central would also recommend the 

consideration of other commercial use placement.   
One idea that was supported in concept, but not identified 
on the exercise maps is that of creating a central 
greenspace/commercial district that extends in a corridor 
fashion from downtown (Kimberly Avenue), through the 
existing Memorial Park, and connects to the Fox River 
through the former Mill property (see sidebar image). 

 
17) Provide space for larger employers on the eastern 

end of the site.   Larger, more intensive employment 
opportunities were identified as being important to the 
workshop participants.  A slight preference appears to be 
made for ‘light industrial/research buildings’ and/or ‘office 
park’ type of environment.   While not ranking highly, there 
was some limited support for the creation of a business 

Whom Does Design Really Serve?  

“Ask most people what makes a great 

place, and they will talk primarily about 

what happens there: the mix of activities, 

the favorite spots for sunbathing, the best 

benches for people-watching. But ask most 

architects and designers what makes a great 

place, and you'll usually hear all about what 

the place looks like. It is sadly 

unsurprising, then, to see that the public 

spaces praised by people from within the 

design professions--the "award-winning" 

spaces--are often some of the least lively. 

They were designed as works of art, not 

great places for people.”  - (excerpt from 

Cities & Towns article, Sept., 2012) 
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incubator/accelerator/innovation center which could foster 
entrepreneurship and the growth of start-up businesses.   
These uses may be best served by locating on the eastern 
perimeter of the site, adjacent to the existing warehouses. 

 
18) Open space & recreation uses should be well-

thought out, functional and prominently planned for 
in the context of the entire site and broader 
community.   The notion that ‘any space left over’ after 
development is where the parks go is absurd in this 
situation.  These public/quasi-public uses and spaces can 
and will drive much of the ‘character’ and marketability of 
the newly created community and, as such, should be 
contemplated deeply.  In a more urban development 
setting, these spaces should be varied in size and use.   Do 
not think only about a riverfront promenade and a square 
parcel of more ‘active’ uses, but also consider the potential 
for smaller public and quasi-public spaces, squares, plazas, 
parkways, pathways, green corridors and gardens which 
help to create unique places and spaces. 

 
19) The Village should examine all existing 

infrastructure and services (sewer, water, 
stormwater, police, fire, etc.) to further identify 
potential deficiencies and short/long-term costs for 
the NewPage sites.  In parallel to the preparation of a 
Master Plan for the site, an evaluation of all infrastructure 
and services being provided to the site should be prepared 
and, upgrades or improvements should be considered up-
front in subsequent planning and financing. 

 
20) Tap into UW-Madison’s Landscape Architecture 

Program and/or UW-Milwaukee’s School of 
Architecture & Urban Planning (SARUP) by seeking 
assistance from students who need a ‘capstone project’.  
Various alternatives for a system of open spaces, unique 
riverfront uses, diverse building types, etc. could be drafted 
by these very talented students to provide further 
clarification on the concepts listed within this document.   

 
21) The Village should pursue grant funding for all open 

space and recreational uses.   The WDNR’ Stewardship 
Program, Urban Rivers Program and other funding sources 
should be sought for future open space purchases and 
improvements. Funding applications may be more 
competitive by developing a master plan for a ‘system’ of 
parks and open spaces that also accommodates natural 
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functions to preserve water quality and access to the Fox 
River. 

 
22) The Village should consider options and 

opportunities for major projects or ‘destination uses’ 
within the site, including, but not limited to those 
suggested during the workshop.   One or more of these 
types of uses/facilities could spur development on the site 
and provide services, jobs, or recreation opportunities for 
residents village-wide.   Examples of such projects that may 
be feasible for consideration include (in no particular order 
of preference): 

 
a) Permanent Indoor Market (a first in NE Wisconsin?!) 
b) Business Accelerator/Incubator 
c) Corporate Offices (look at Epic in Verona!) 
d) Sculpture Garden 
e) Small Businesses/Shops 
f) Fishing Piers 
g) Entertainment District – A Destination 
h) Riverfront Condos/Townhouses Accessible By Boat, 

Bike, & Foot 
i) Club/Spa 
j) Village Square – Retail/Commercial/Restaurant 
k) Marina – Active Waterfront / Boardwalk 
l) Something for Teenagers – Skate Park, Disc Golf 
m) Place for Music, Arts  
n) Connection to Sunset Park 
o) Community Workshop (woodworking/metalworking) 
p) Community Garden 

 
Stormwater 
Stormwater management and water quality are important issues 
that need to be addressed upfront in any redevelopment activity.   
In this case, ample space should exist to accommodate these 
needs; however, the manner in which stormwater is addressed 
can have a huge impact on the overall redevelopment of the site.  
Not only from a functional standpoint, but an aesthetic one as 
well.   A number of recommendations were gleaned from the 
workshops exercises and can be summarized as follows: 
 
23) The Village should require the use of ‘natural’ 

stormwater management techniques and facilities 
where possible.  The visual preference survey indicated 
less favoritism towards traditional detention/retention pond 
facilities and more favoritism towards ‘small-scale 
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distributed controls’.    Such facilities / techniques could 
include: 

 
a) Reducing Impervious  Cover (street widths, parking 

areas) 
b) Created Wetland Systems 
c) Bioswales (particularly in parking lots and medians) 
d) Tree Planting 
e) Rain Gardens & Rain Barrels 
f) Green Roofs 

 
Facilities such as these can also provide additional benefits such 
as habitat creation or aquifer recharge.   Numerous sources of 
information exist about these types of facilities.   The challenge 
to the Village will be how such facilities are managed, monitored 
and maintained, however; many successful examples exist within 
our state and nation. 
 
Tools and Tasks 

Based on the workshop results and established vision for the 
redevelopment of the former NewPage mill properties, the 
Village will need to consider the development and adoption of 
several new ordinances and/or building/development regulations. 
 
24) Develop a ‘form-based zoning code’ (village-wide or 

as an overlay) to better define development 
parameters which will occur on the NewPage Mill 
site(s).   Form-based codes foster predictable built results 
and a high-quality public realm by using physical form 
(rather than separation of uses) as the organizing principle 
for the code. They are regulations, not mere guidelines, 
adopted into city or county law. Form-based codes offer a 
powerful alternative to conventional zoning. 

 
Form-based codes address the relationship between 
building facades and the public realm, the form and mass 
of buildings in relation to one another, and the scale and 
types of streets and blocks. The regulations and standards 
in form-based codes are presented in both words and 
clearly drawn diagrams and other visuals. They are keyed 
to a regulating plan that designates the appropriate form 
and scale (and therefore, character) of development, rather 
than only distinctions in land-use types. 

 
This approach contrasts with conventional zoning's focus on 
the micromanagement and segregation of land uses, and 
the control of development intensity through abstract and 
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uncoordinated parameters (e.g., FAR, dwellings per acre, 
setbacks, parking ratios, traffic LOS), to the neglect of an 
integrated built form. Not to be confused with design 
guidelines or general statements of policy, form-based 
codes are regulatory, not advisory. They are drafted to 
implement a community plan. They try to achieve a 
community vision based on time-tested forms of urbanism. 
Ultimately, a form-based code is a tool; the quality of 
development outcomes depends on the quality and 
objectives of the community plan that a code implements. 
(Source: www.formbasedcodes.org).  

 
25) Review and modify all existing ordinances and 

regulations to better incorporate Low-Impact 
Development (LID) techniques.  Such techniques, as 
described earlier, should allow for more cost-effective 
treatment of stormwater which also improves on the 
aesthetics of the facilities.  See www.lid-stormwater.net/
background.htm for more information on LID. 

 
26) Review and modify existing street standards/

regulations and develop a Complete Streets Policy 
for the Village.  ’Complete Streets’ is a concept which 
ensures that new or re-constructed roads have appropriate 
accommodations for all users (cars, bikes and pedestrians).   
Adoption of a formal policy by the Village Board would help 
to ensure that a thorough process for evaluation of each 
new street project is conducted and, where needed, 
facilities are constructed in a manner which accommodates 
these three main modes of transportation.  For more 
information, see http://www.smartgrowthamerica.org/
complete-streets. 

 
27) The Village should not develop a Tax Increment 

Finance (TIF) district too prematurely for this site.  
While the Village should consider TIF financing for the 
redevelopment of the site, it should wait until a master plan 
is completed and approved and appropriate re-zonings or 
other code modifications are completed.  By doing so, 
sufficient information on infrastructure projects, timing, and 
costs should be available to better assess the impacts of the 
overall development on existing services. 

 
28) Depending on the type of projects ultimately 

developed, the Village should seek out grant funding 
as appropriate.    Various land uses and specific project 
proposals may be eligible to receive state or federal grant 
program funding (i.e. CDBG dollars, tax credits, etc.).  
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Looking into all opportunities for grant funding and public 
investment opportunities that leverage significant private 
investment can help the Village reach its goal of replacing 
lost tax base without having a significant impact on 
services. 
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Workshop Brochure & Sign-In Sheets 
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