
 

 

PLAN COMMISSION AMENDED 

Wednesday, October 08, 2025 – 6:30 PM 

Town Hall Meeting Room, 8348 Hickory Ave, Larsen, WI 54947 

 
AGENDA 

 

CALL TO ORDER 

A. Pledge of Allegiance 

B. Verification of Notice 

C. Meeting Roll 

PUBLIC HEARING(S) AND/OR PUBLIC INFORMATION MEETINGS 

A. Plan Commission Public Hearing on an amendment to the Future Land Use Map 
of the Town of Clayton Comprehensive Plan 2040 submitted by Vierbicher on 
behalf of the Town of Clayton in the area immediately South of US Hwy 10 
between Clayton Ave and Fairview Rd, being Tax ID #006-0347-01; Tax ID #006-
0344; Tax ID #006-0345; and Tax ID #006-0339-06. 

B. Plan Commission Public Hearing on a Re-zoning Application submitted 
by Vierbicher on behalf of the Town of Clayton to re-zone Tax ID #006-0347-01; 
Tax ID #006-0344; Tax ID #006-0345; and Tax ID #006-0339-06 (immediately 
South of US Hwy 10 between Clayton Ave and Fairview Rd).  

APPROVAL OF MINUTES 

A. Approval of the Minutes of the Wednesday, September 10, 2025 Plan Commission 
Meeting 

OPEN FORUM – Public comments addressed to the Plan Commission 

Individuals properly signed in may speak directly to the Plan Commission on non-
repetitive Planning and Zoning matters whether on or not on the agenda. Commentators 
must wait to be called, must speak from the podium, directing their comments to the 
Commission. Comments must be orderly, and will be limited to a maximum of 2 minutes per 
person. Public comment is not permitted outside of this public comment period. Note: 
The Commission’s ability to act on or respond to the public comments is limited by Chapter 
19, Wis. Stats. Please complete the “Request to Speak at Meeting” form located on the 
agenda/sign-in table and submit the form to the Town Clerk for in-person attendance. 

CORRESPONDENCE 

A. Distribution of the September 2025 Building Inspection Report 

DISCUSSION ITEMS (NO ACTION WILL BE TAKEN) 

A. Administrator's Report 

BUSINESS 

A. Review/Recommendation: Plan Commission review & recommendation on an 
amendment to the Future Land Use Map of the Town of Clayton Comprehensive 
Plan 2040 submitted by Vierbicher on behalf of the Town of Clayton in the area 
immediately South of US Hwy 10 between Clayton Ave and Fairview Rd, being 
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Tax ID #006-0347-01; Tax ID #006-0344; Tax ID #006-0345; and Tax ID #006-
0339-06. 

B. Review/Recommendation: Plan Commission review & recommendation on 
Resolution 2025-002 making a Recommendation to the Town Board of 
Supervisors regarding a Re-zoning Application submitted by Vierbicher on behalf 
of the Town of Clayton to re-zone Tax ID #006-0347-01; Tax ID #006-0344; Tax ID 
#006-0345; and Tax ID #006-0339-06 (immediately South of US Hwy 10 between 
Clayton Ave and Fairview Rd) from A-2 (General Agriculture District); I-1 (Light 
Industrial District); and B-3 (General Business District) to R-2 (Suburban 
Residential District), and R-4 (Multi-family Residential District). 

C. Review/Recommendation: Plan Commission review & recommendation on a 
Preliminary Plat Review Application submitted by Vierbicher for the division of Tax 
ID #006-0347-01; Tax ID #006-0344; Tax ID #006-0345; and Tax ID #006-0339-06 
into 46 lots and 2 outlots intended for a combination of single-family residential & 
multi-family residential use. 

D. Review/Recommendation: Plan Commission review & recommendation on a Site 
Plan Review Application submitted by Excel Engineering Inc on behalf of Spark 
Development, LLC for a proposed multi-family residential development located on 
Tax ID #006-0328-02-02 (Eagle Heights Dr). 

E. Review/Recommendation: Plan Commission review & recommendation on a 
Concept Plan Review Application submitted by Vierbicher on behalf of Vander 
Heiden Family Limited Partnership for a proposed mixed-use development. 

UPCOMING MEETING ATTENDANCE 

A. Plan Commission (6:30 pm start unless otherwise noted) - Nov 12; Dec 10; Jan 14 

B. Town Board (6:30 pm start unless otherwise noted) - Oct 15; Nov 5 & 19; Dec 3 & 
17 

C. Town Board Budget Meeting - Oct 21 beginning at 1 pm 

ADJOURNMENT 

Respectfully submitted, 

Dick Knapinski 
Plan Commission Chair 

Pursuant to Wisconsin Statute 19.84 (2) and (3) notice is hereby given to the public and the media 
that two or more members of any or all Boards, Commissions, and Committees of the Town of 
Clayton, may attend the meeting of the Plan Commission in order to gather information. For 
purposes of the Open Meetings Law only; attendance at a meeting by a quorum of members of 
the Town Boards, Commissions, and Committees constitutes a meeting of the Board, 
Commission, or Committee, pursuant to Badke Vs. Village Board of Village of Greendale, 173 
Wis2d 553, 494 NW2d 408 (1993), and must be noticed as such, although it is not contemplated 
that any formal action by those bodies will be taken.  The only business to be conducted is for 
Plan Commission action. 

Upon reasonable notice, efforts will be made to accommodate the needs of disabled individuals 
through appropriate aids and services. For additional information or to request this service, please 
call the Town Office at 920.836.2007. 
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This agenda has been posted at the following locations in the Town of Clayton: 

1.        The Town Hall Posting Board –  8348 Hickory Ave, Larsen, WI 54947 
2.        The Town’s Web Page: --   
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TOWN OF CLAYTON 
NOTICE OF PUBLIC HEARING 

 
Notice is hereby given the Plan Commission of the Town of Clayton will hold a Public Hearing 
at 6:30 pm on Wednesday, October 8, 2025 in the Town Hall Meeting Room located at 8348 
Hickory Ave, Larsen, WI 54947. The purpose of the Public Hearing is to receive public 
comment regarding the following Comprehensive Plan Amendment Application: 
 
THE PETITIONER(S): Vierbicher on behalf of the Town of Clayton requests an amendment to 

the Future Land Use Map of the Town of Clayton Comprehensive Plan 
2040 in the area immediately South of US Hwy 10 between Clayton Ave 
and Fairview Rd, being Tax ID #006-0347-01; Tax ID #006-0344; Tax 
ID #006-0345; and Tax ID #006-0339-06. The request is to amend the 
Future Land Use Map from 28.33 acres of Business Park use to 
approximately 16.78 acres Residential - Single and Duplex, 
approximately 8.45 acres Conservation and Green Space, and 
approximately 3.10 acres Medium and High Density Residential. 

              
Copies of the Comprehensive Plan Amendment Application are available at the Town Hall or 
by contacting the Town Clerk at (920) 836-2007. The Plan Commission will take action and 
make a recommendation to the Town Board on October 8, 2025, after the Public Hearing. the 
Town Board will consider the Amendment at its regularly scheduled meeting at 6:30 pm on 
Wednesday, October 15, 2025. All interested parties and any objections to this request being 
granted will be heard at the Public Hearing. If you cannot attend the Public Hearing, you may 
submit written comments to the Town Clerk before 4:00 pm on the date of the Public Hearing. 
 
Dated this 4th day of September, 2025 
By: Kelsey Faust-Kubale, Clerk 
 
 
 
 
 
 
 
Publish on Monday, September 8, 2025 
 
Post on or before September 8, 2025 
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TOWN OF CLAYTON  
NOTICE OF PUBLIC HEARING 

 
Notice is hereby given that the Plan Commission of the Town of Clayton will hold a 
Public Hearing at 6:30 PM on Wednesday, October 8, 2025, in the Town Hall Meeting 
Room located at 8348 Hickory Ave, Larsen, WI 54947. The purpose of the Public 
Hearing is to receive public comment regarding the following Re-zoning Application: 

 
THE PETITIONER(s): Vierbicher on behalf of the Town of Clayton requests approval to 

re-zone Tax ID #006-0347-01; Tax ID #006-0344; Tax ID #006-
0345; and Tax ID #006-0339-06 (immediately South of US Hwy 
10 between Clayton Ave and Fairview Rd). The application is to 
re-zone the approximately 28.33 acres of the listed parcels from 
A-2 (General Agriculture District); I-1 (Light Industrial District); 
and B-3 (General Business District) to approximately 24.09 acres 
R-2 (Suburban Residential District), and approximately 4.29 
acres R-4 (Multi-family Residential District). 

 
Copies of the Re-zoning Application are available at the Town Hall, or by contacting the 
Town Clerk at (920) 836-2007. The Plan Commission will take action and make a 
recommendation to the Town Board on October 8, 2025, after the Public Hearing. the 
Town Board will consider the application at its regularly scheduled meeting at 6:30 pm 
on Wednesday, October 15, 2025. All interested parties and any objections to this 
request being granted will be heard at the Public Hearing. If you cannot attend the 
Public Hearing, you may submit written comments to the Town Clerk before 4:00 pm on 
the date of the Public Hearing. 
 
Dated this 19th day of September, 2025 
By: Kelsey Faust-Kubale, Clerk 
 
 
 
 
 
 
 
Publish on Wednesday, September 24, 2025 
  and 
        Wednesday, October 1, 2025 
 
Post on or before September 24, 2025 
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PLAN COMMISSION 

Wednesday, September 10, 2025 – 6:30 PM 

Town Hall Meeting Room, 8348 Hickory Ave, Larsen, WI 54947 

 
MINUTES 

 

CALL TO ORDER – Chair Knapinski called the meeting to order at 6:30 pm 

A. Pledge of Allegiance 

B. Verification of Notice 

C. Meeting Roll 

 

PRESENT 
Chair Knapinski 
Commissioner Haskell 
Commissioner Nemecek 
Commissioner Haase 
Commissioner Hopkins 

 

EXCUSED 
Commissioner Ketter 
Town Board Rep. Christianson 

 

STAFF 

Administrator Wisnefske 

Clerk Faust-Kubale 

Planner Jaworski 

Code Administrator Kamke 

APPROVAL OF MINUTES 

A. Approval of the Minutes of the Wednesday, August 13, 2025 Plan Commission 
Meeting 

 

MOTION 

Motion made by Commissioner Nemecek, Seconded by Commissioner Haase to 
approve the Minutes of the Wednesday, August 13, 2025 Plan Commission 
Meeting as presented. 
Voting Yea: Chair Knapinski, Commissioner Haskell, Commissioner Nemecek, 
Commissioner Haase, Commissioner Hopkins 

Motion carried 5-0. 

OPEN FORUM – Public comments addressed to the Plan Commission 

Mark Lesperance, 3373 Winnegamie Dr, Neenah WI 54956, spoke regarding flooding of 
his property he felt was caused by a neighboring property.  

CORRESPONDENCE 

A. Distribution of the August 2025 Building Inspection Report 
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DISCUSSION ITEMS (NO ACTION WILL BE TAKEN) 

A. Administrator's Report 

BUSINESS 

A. Review/Discussion: Plan Commission review & discussion on the potential impact 
to the Future Land Use Map of the Town of Clayton Comprehensive Plan 2040 
and the Highway 10 Corridor with respect to possible new development projects. 

 

DISCUSSION ITEM ONLY - NO ACTION TAKEN 
 

UPCOMING MEETING ATTENDANCE 

A. Plan Commission (6:30 pm start unless otherwise noted) - Oct 8; Nov 12; Dec 10 

B. Town Board (6:30 pm start unless otherwise noted) - Sept 17; Oct 1 & 15; Nov 5 & 
19 

ADJOURNMENT 

MOTION  

Motion made by Commissioner Haskell, Seconded by Commissioner Nemecek 
to adjourn at 7:34 pm. 
Voting Yea: Chair Knapinski, Commissioner Haskell, Commissioner Nemecek, 
Commissioner Haase, Commissioner Hopkins 

Motion carried 5-0. 

Respectfully submitted, 

Kelsey Faust-Kubale 
Town Clerk 
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DATE PERMIT # OWNER ADDRESS DESCRIPTION CONTRACTOR EST. PROJECT COST PERMIT FEE
BLDING 

INSPECTOR FEE

TOWN OF CLAYTON PERMITS:
9/8/2025 269-25-9B PATRICK JENKINS 9353 BROAD MEADOWS NSFD PORTSIDE BUILDERS 465,000.00$                    1,233.90$      987.12$                  
9/8/2025 270-25-9E PATRICK JENKINS 9353 BROAD MEADOWS NSFD ELECT SCHOMMER ELECT 17,750.00$                      722.60$         578.08$                  
9/8/2025 271-25-9H PATRICK JENKINS 9353 BROAD MEADOWS NSFD HVAC KP HVAC 26,552.00$                      722.60$         578.08$                  
9/8/2025 272-25-9P PATRICK JENKINS 9353 BROAD MEADOWS NSFD PLUMB HANSEN PLUMB 27,735.00$                      722.60$         578.08$                  

9/10/2025 273-25-9H ROCKSOILD 8388 ST NORBERT NSFD HVAC MATTHEWS HVAC 10,000.00$                      537.00$         429.60$                  
9/10/2025 274-25-9P ROCKSOILD 8388 ST NORBERT NSFD PLUMB INTEGRITY PLUMB 15,300.00$                      537.00$         429.60$                  
9/10/2025 275-25-9B MCGUIRE PROPERTIES 2690&2692 PRINCETON NEW DUPLEX MARCUS MCGUIRE HOMES 450,000.00$                    1,512.75$      1,210.20$               
9/10/2025 276-25-9B MCGUIRE PROPERTIES 2657&2659 PRINCETON NEW DUPLEX MARCUS MCGUIRE HOMES 450,000.00$                    1,512.75$      1,210.20$               
9/10/2025 277-25-9B FRANK WESLEY 7377 MURRAY REROOF NICKOLS ROOFING 15,761.00$                      100.00$         80.00$                    
9/11/2025 278-25-9B BLACK DIAMOND HOLDINGS 8397&8399 ST NORBERT NEW DUPLEX MARCUS MCGUIRE HOMES 450,000.00$                    1,458.00$      1,166.40$               
9/15/2025 279-25-9B TODD CHESLOCK 3612 ROYAL SIERRA REROOF PRESTIGE ROOFING 31,695.00$                      100.00$         80.00$                    
9/15/2025 280-25-9B TOM KOPCZYK 3614 JADE TREE REROOF PRESTIGE ROOFING 34,800.00$                      100.00$         80.00$                    
9/16/2025 281-25-9B ANGELA COENEN 9351 MEMORY 3-SEASONS ROOM HOME FIRST INTERIORS 40,000.00$                      228.50$         182.80$                  
9/16/2025 282-25-8E GE CHANG 9367 BROAD MEADOW NSFD ELECT HIPKE ELECT 33,536.00$                      948.30$         758.64$                  
9/16/2025 283-25-9E GARY CUTLER 8179 CHALLENGER ADDN ELECT TWINS ELECT 8,000.00$                        247.50$         198.00$                  
9/16/2025 284-25-9H GARY CUTLER 8179 CHALLENGER ADDN HVAC 3RD GOSPEL HVAC 7,000.00$                        247.50$         198.00$                  
9/16/2025 285-25-9P GARY CUTLER 8179 CHALLENGER ADDN PLUMB FOX CITIES PLUMB 10,000.00$                      247.50$         198.00$                  
9/16/2025 286-25-9E JIM ANDREWS 7382 MURRAY SERVICE CUMINGS ELECT 3,100.00$                        150.00$         120.00$                  
9/16/2025 287-25-9E MARY POWERS 7398 MURRAY SERVICE CUMINGS ELECT 3,100.00$                        150.00$         120.00$                  
9/16/2025 288-25-9E CHARLEEN DAVIS 2924 RIDGEWAY SERVICE CR FOCHS 1,300.00$                        150.00$         120.00$                  
9/16/2025 289-25-9E TRIDENT HOLDINGS 9063 CLAYTON UNIT #1 SOLAR INSTALL APPLETON SOLAR 14,655.00$                      150.00$         120.00$                  
9/16/2025 290-25-9E TRIDENT HOLDINGS 9063 CLAYTON UNIT #2 SOLAR INSTALL APPLETON SOLAR 14,655.00$                      150.00$         120.00$                  
9/17/2025 292-25-9B STEVE SPENCE 3155 WESTFIELD RIDGE REROOF SCHABEL EXTERIORS 38,542.00$                      100.00$         80.00$                    
9/17/2025 293-25-9E THOMAS PHILLIP 2621 CTY JJ SERVICE CUMINGS ELECT 2,000.00$                        150.00$         120.00$                  
9/23/2025 294-25-9P MCGUIRE PROPERTIES 2690&2692 PRINCETON NSFD PLUMB PERFORMANCE PLUMB 24,000.00$                      908.50$         726.80$                  
9/23/2025 295-25-9E MCGUIRE PROPERTIES 2690&2692 PRINCETON NSFD ELECT BLACK-HAAK 20,000.00$                      908.50$         726.80$                  
9/23/2025 296-25-9H MCGUIRE PROPERTIES 2690&2692 PRINCETON NSFD HVAC BLACK-HAAK 20,000.00$                      908.50$         726.80$                  
9/23/2025 297-25-9P BLACK DIAMOND HOLDINGS 8397&8399 ST NORBERT NSFD PLUMB PERFORMANCE PLUMB 24,000.00$                      872.00$         697.60$                  
9/23/2025 298-25-9E BLACK DIAMOND HOLDINGS 8397&8399 ST NORBERT NSFD ELECT BLACK-HAAK 20,000.00$                      872.00$         697.60$                  
9/23/2025 299-25-9H BLACK DIAMOND HOLDINGS 8397&8399 ST NORBERT NSFD HVAC BLACK-HAAK 20,000.00$                      872.00$         697.60$                  
9/23/2025 300-25-9P MCGUIRE PROPERTIES 2657&2659 PRINCETON NSFD PLUMB PERFORMANCE PLUMB 24,000.00$                      908.50$         726.80$                  
9/23/2025 301-25-9E MCGUIRE PROPERTIES 2657&2659 PRINCETON NSFD ELECT BLACK-HAAK 20,000.00$                      908.50$         726.80$                  
9/23/2025 302-25-9H MCGUIRE PROPERTIES 2657&2659 PRINCETON NSFD HVAC BLACK-HAAK 20,000.00$                      908.50$         726.80$                  
9/24/2025 303-25-9B ARTHUR LADISH 7932 WHITE PETAL NSFD ARTHUR LADISH 969,000.00$                    1,459.20$      1,167.36$               
9/24/2025 304-25-9E ARTHUR LADISH 7932 WHITE PETAL NSFD ELECT BELL ELECT 41,495.00$                      872.80$         698.24$                  
9/24/2025 305-25-9H ARTHUR LADISH 7932 WHITE PETAL NSFD HVAC BREWER HVAC 64,310.00$                      872.80$         698.24$                  
9/24/2025 306-25-9P ARTHUR LADISH 7932 WHITE PETAL NSFD PLUMB SBS PLUMB 38,600.00$                      872.80$         698.24$                  
9/24/2025 307-25-9B JIM JOHNSON 3628 ROYAL SIERRA REROOF PRESTIGE ROOFING 28,500.00$                      100.00$         80.00$                    
9/24/2025 308-25-9B AMY WEISKOPF 3611 JADE TREE REROOF PRESTIGE ROOFING 22,700.00$                      100.00$         80.00$                    
9/24/2025 309-25-9B BRAD HOLTZ 3387 VOYAGER REROOF SILVERCREST CONST 1,100.00$                        100.00$         80.00$                    
9/29/2025 310-25-9B KORY KESHEMBERD 3223 FAIRVIEW DETACHED GARAGE ELECT KMILL ELECT 2,000.00$                        219.00$         175.20$                  
9/29/2025 311-25-9B MICHAEL SCHMIDT 2694 CASSY DETACHED GARAGE  SELF 67,000.00$                      267.00$         213.60$                  
9/29/2025 312-25-9B RICK WATERS 8187 OAKWOOD RAZE BUILDING VALLEY CONST 5,750.00$                        100.00$         80.00$                    
9/29/2025 313-25-9E KARI WEINHOLZER 2948 RIDGEWAY SERVICE CUMINGS ELECT 1,000.00$                        150.00$         120.00$                  

-$                        
TOTALS 3,603,936.00$                 25,359.10$    20,287.28$             

TOWN OF WINNECONNE PERMITS:
9/10/2025 102-25-9B ERVIN FISCHER 6671 LASLEY SHORE REMOD E2 INNOVATION 75,000.00$                      210.00$         168.00$                  
9/11/2025 103-25-9B PAMELA WEIS 6876 WENTZEL SHORE RAZE HOUSE SELF 15,000.00$                      55.00$           44.00$                    
9/11/2025 104-25-9B PAMELA WEIS 6876 WENTZEL SHORE NSFD SELF 450,000.00$                    500.00$         400.00$                  
9/11/2025 PAMELA WEIS 6876 WENTZEL SHORE TOWN FEES SELF 610.00$         
9/16/2025 105-25-9B PAMELA VERSTOPPEN 514 MEMORIAL SCREEN ROOM ADDN SELF 8,000.00$                        165.00$         132.00$                  
9/16/2025 106-25-9B ROD STOFFEL 7204 CLARK PT RAZE SHED HANK BONS 500.00$                           40.00$           32.00$                    
9/16/2025 107-25-9B ROD STOFFEL 7204 CLARK PT NEW SHED TODD KRAUSE 50,000.00$                      160.20$         128.16$                  
9/24/2025 108-25-9B GENE KUHNS 6869 SUNSET TRAIL ADDITION JASON EHRMENTRAUT 200,000.00$                    306.40$         245.12$                  
9/24/2025 109-25-9B MIKE MATHISON 7151 JACGUIS FOUNDATION REPAIR RAISE RITE 10,500.00$                      50.00$           40.00$                    
9/24/2025 110-25-9B JOHN HERZFELDT 7266 CTY M REROOF SECURITY ROOFING 10,714.00$                      50.00$           40.00$                    
9/30/2025 111-25-9E JAKE PETERSON 5151 CTY G SOLAR INSTALL EVERLIGHT SOLAR 27,127.00$                      60.00$           48.00$                    
9/30/2025 112-25-9H NICK WEIS 6876 WENTZEL SHORE NSFD HVAC MARTENS HVAC 19,421.00$                      188.37$         150.70$                  
9/30/2025 113-25-9E MIKE CHEVREMONT 5624 LASLEY POINT BASEMENT REMOD ELECT ECHO ELECT 8,000.00$                        67.20$           53.76$                    

-$                        
TOTALS 874,262.00$                    2,462.17$      1,481.74$               

INTERMUNICIPAL REPORT SEPTEMBER 2025 PERMITTING
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MEMORANDUM 
 
Business Item A 
 
From: Administrator/Staff 
To: Plan Commission 
Re: Plan Commission review & recommendation on an amendment to the Future 

Land Use Map of the Town of Clayton Comprehensive Plan 2040 submitted by 
Vierbicher on behalf of the Town of Clayton in the area immediately South of US 
Hwy 10 between Clayton Ave and Fairview Rd, being Tax ID #006-0347-01; Tax 
ID #006-0344; Tax ID #006-0345; and Tax ID #006-0339-06 

 
Please see the comments below from Code Administrator Kamke: 
 
Comprehensive planning documents are created by communities for several reasons. 
Wisconsin Statutes require that any municipality looking to enforce land use controls 
such as zoning ordinances and land division regulations must have a comprehensive 
plan. Development of the Comprehensive Plan must have opportunities for residents to 
provide input. This plan then provides a measuring stick against which land use 
petitions are compared, ensuring the development within the community is consistent 
with the collective vision for the area. Outlined in the Comprehensive Plan is the Plan 
Commission’s responsibility to review all proposed development against each element 
of the Plan, including the natural environment (wetlands, high ground water and 
bedrock, and soil limitations).  
 
A plan is only as good as the data available when it is adopted, and new pressures will 
always arise. Plans and their parts (e.g. Future Land Use map) are therefore able to be 
amended. Criteria to consider for Comprehensive Plan amendments include adherence 
of the proposal to the identified goals, strategies, and policies of the whole Plan, and if 
amendments will achieve these larger overarching objectives. Also consider if the 
proposed amendment would better fit the predominant uses and development pattern of 
the area, as well as if conditions have sufficiently changed to warrant the proposed 
amendment change. 
 
The area under consideration for amendment was identified as Clayton Business Park 
district under the Town’s 2023 Comprehensive Plan. This district was created to 
accommodate the airport overlay development restrictions imposed by Outagamie 
County to areas surrounding the Appleton International Airport, designed to protect both 
the community and those using the airport services. While outside the AOD boundaries, 
the area under consideration for this proposal has some of the highest visibility lands in 
the Town, abutting the US Highway 10 corridor and associated on/off ramps. The 
Business Park district assignment was made to capitalize on that visibility and traffic 
light-controlled accessibility to the highway, which give heavy and longer vehicles safer 
access to the regional transportation network. The focus of this district is to prioritize 
regional businesses, professional and service-based offices, and related uses that 
attract people to and from the Friendship Trail.  
 
Goals strategies, and recommendations from the 2023 Plan related to business uses at 
USH 10/WIS 76: 
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- Facilitating the development of commercial (business park) and industrial 
(industrial park) land uses at the USH 10/WIS 76 interchange that provide 
services needed regionally, 

- Creating an attractive environment for large-scale corporate and professional 
offices that can benefit from the visibility along the USH 10 corridor, 

- Developing a unique brand for the 10/76 corridor area, to highlight key features 
of these locations in an effort to recruit developers. 

 
Goals, strategies, and recommendations from the 2023 Plan related to new housing in 
the Town include:  

- providing a range of new housing types that meet the needs of the Town’s future 
population, 

- locating future housing adjacent to services and amenities home buyers will find 
attractive,  

- ensuring that adequate public greenspace is provided in the form of parks and 
trail corridors, 

- planning out new Tier 1 housing development to create a set of diverse walkable 
urban and suburban neighborhoods, 

- utilizing the tiered development system to guide 85% or more of new housing 
development into the Tier 1 areas where sewer and water services are available,  

- providing ample opportunities for higher density attainable workforce and retiree 
housing development which matches market demands for urban living and allows 
for a variety of housing sizes and styles, and 

- ensuring that mixed use developments contain a complementary mix of uses 
such as affordable residential housing types, retail, commercial, employment, 
civic, and entertainment uses in close proximity, even in the same building. 

 
The Comprehensive Plan amendment requested by the applicant is to amend the 
Future Land Use map to change the area from Business Park to Residential (both 
single/duplex and medium/high densities) and designate parks and recreation category 
lands along the Friendship Trail / USH 10 right-of-way.  
 
This proposal is consistent with the goal and intention to promote residential 
development within the Tier 1 area. It proposes to use existing utility access for sewer 
and water service, which is consistent with concentrating new development on areas 
with these services. These services also protect natural resources, since wetlands on 
the site indicate high water tables and poor-draining soils which are limitations for 
installation of private septic systems.  
 
Amending the Future Land Use map would not further the Town’s goal to develop this 
corridor land into a regional professional hub. A large portion of the Economic 
Development chapter of the Comprehensive Plan would need to be revised if this 
amendment is adopted.  
 
Residential uses along a major thoroughfare like USH 10 are not consistent with the 
goals to provide housing in locations home buyers will find attractive. The proposal 
prioritizes single-family developments, which does not support the goal for a mix of 
housing types and higher density developments. While there is likely intent for new 
multifamily buildings on the lands adjacent to Clayton Avenue, a strictly residential 
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development in this area of the Town is not set up to be connected to other 
complementary mixed uses, like coffeeshops, bike repair shops, etc.  
 
The Friendship Trail is adjacent to the property and provides a connection to the 
developing core of the Fox Valley area. The dedicated greenspaces in the proposal are 
almost entirely unbuildable lands best left fallow, as they are mostly protected wetlands 
with minimal development potential. These facts indicate that while this development 
plans to allow access to the existing Trail corridor, the proposal does not add usable 
public greenspace to the proposed neighborhood and therefore does not meet the goal 
of adequate public greenspace within residential developments.  
 
This proposal aligns with and is closely tied to two other requests before the Plan 
Commission, being a rezone request and a preliminary plat review. Both of those 
requests require consistency with the adopted Comprehensive Plan to be eligible for 
approval and moving forward with the developments. A failed motion to amend the 
Comprehensive Plan will effectively remove a path to approval for those other agenda 
items.  
 
SUGGESTED MOTION(S): 
 
Motion to recommend approval of the amendment to the Future Land Use Map of the 
Town of Clayton Comprehensive Plan 2040 submitted by Vierbicher. 
 
Motion to recommend denial of the amendment to the Future Land Use Map of the 
Town of Clayton Comprehensive Plan 2040 submitted by Vierbicher. 
 
Respectfully Submitted, 
Kelsey 
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Updated 4-2024

City ____Green Bay_____________________________________ State ___WI_____ Zip Code ______54313__________________________

Comprehensive Plan Amendment Application
Town of Clayton Town Hall

8348 Hickory Ave

Larsen, WI 54947

Phone: 920-836-2007

Email: administrator@claytonwinnebagowi.gov

Website: https://www.townofclayton.net/

Applicant:
Name                  Vierbicher - Brad Rymer 
________________________________________________________________________________________________________________________

Street Address      400 Security Blvd 
________________________________________________________________________________________________________________________

Application Specifics:

Property Address: ____Clayton Ridge to Clayton Avenue________________  Parcel Number: 006034701, 0060344, 0060345, 006033906

Phone _____920-434-9670_________________________________________________________________________________________________

E-mail _____brym@vierbicher.com_________________________________________________________________________________________

Property Owner:

Name: ______Town of Clayton___________________________________________________________________________________________ 

Address: ______8348 Hickory Ave   Larsen, WI 54947________________________________________     Zip Code: _____________

Phone: ____920-836-2007_______________ E-Mail: ______administrator@claytonwinnebagowi.gov________________________

Current Future Land Use Designation:___Business Park________________________________________________________________________

Surrounding Land Uses - North: Parkland / Recreation Trail   South: Single Family Residential   East: Village of Fox Crossing West: Agriculture

Proposed Future Land Use Designation:___Single Family and Multi Family residential_____________________________________ 

Reason for Proposed Change: Proposed development of undeveloped land adjacent to the recreational trail and State Highway 10 from Clayton Ridge to 
Clayton Avenue.

By the execution of this application, the applicant hearby authorizes the Town of Clayton or its agents to enter upon the property during the hours of 7:00 

am to 7:00 pm daily for the purpose of inspection. Applicant grants the Town of Clayton or its agents permission to enter even if the applicant has posted 

this land against trespassing to Sec. 943.13 Wis. Stats. I swear that the statements contained in any papers or plans submited herewith are true to the 

best of my knowledge and belief.

Signature Today's Date

07/17/25
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Updated 4-2024

Application is:            □Approved               □Approved with Condition □Denied

Fee (see Town Fee Schedule)
Fee: _____________ Check #: _________________ Date: ________________

Town Board __________________________________________
Received By: _______________________________

Review Meetings - Plan Comm ____________________________

For Town Use Only 
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MEMORANDUM 
 
Business Item B 
 
From: Administrator/Staff 
To: Plan Commission 
Re: Plan Commission review & recommendation on a Re-zoning Application 

submitted by Vierbicher on behalf of the Town of Clayton to re-zone Tax ID #006-
0347-01; Tax ID #006-0344; Tax ID #006-0345; and Tax ID #006-0339-06 
(immediately South of US Hwy 10 between Clayton Ave and Fairview Rd) from 
A-2 (General Agriculture District); I-1 (Light Industrial District); and B-3 (General 
Business District) to R-2 (Suburban Residential District), and R-4 (Multi-family 
Residential District). 

 
Please see the comments below from Code Administrator Kamke: 
 
Site subject to this request are lands located south of the USH 10 right-of-way, west of 
Clayton Avenue and accessed by the planned new road, Clayton Ridge Rd. These 
parcels are 006034701, 0060344, 0060345, and 006033906, and all are current zoned 
I-1 Industrial. The proposal is to rezone ±28.38 acres from I-1 Industrial to 
approximately 24.09 acres of R-2 Single Family and Duplex Residential district and 4.29 
acres to R-4 Multifamily Residential district.  
 
Part of the parcel closest to Clayton Ave, 006034701, is adjacent to an intermittent 
stream and therefore subject to the Winnebago County Shoreland zoning ordinance. 
The property is within the Town’s Tax Increment District #1, and within the Town’s 
Sanitary District #1, so water and sewer utilities are available for these properties.  
 
Rezone requests must be consistent with all applicable plans. If the prior request for an 
amendment to the Town’s Comprehensive Plan was not recommended for approval, 
this rezone request is not consistent with the adopted plan and therefore should fail to 
be recommended for approval. The current zoning of the property matches the 
Business Park use designation on the Town’s Future Land Use Map.  
 
In allowing development within the Town, priority is generally given to highest and best 
use of the land, under the assumption that each property is likely only developed once. 
The TID was developed as a mixed-use tax generator device, commonly used to help 
spur additional development within the Town’s TID boundary. The revenue from these 
properties contributes to a fund that offsets eligible development costs, including 
economic development that contribute to the Town’s long-term goals.  
 
If the amendment request was approved: 
The property is adjacent to a regional trail that connects the town to the developing 
areas of the Fox Valley. The requested zoning of R-2 Single Family residential does 
allow for park uses, and allows the proposal to be flexible in where dedicated public 
spaces are created, and not designate by zoning district where those areas will be.  
 
SUGGESTED MOTION(S): 
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Motion to recommend approval of the rezone application submitted by Vierbicher. 
 
Motion to recommend denial of the rezone application submitted by Vierbicher. 
 
Motion to recommend approval with conditions the rezone application submitted by 
Vierbicher. 
 
Respectfully Submitted, 
Kelsey 
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TOWN OF CLAYTON 

PLAN COMMISSION RESOLUTION # 2025-002 

RE-ZONING OF TAX ID #006-0347-01; TAX ID #006-0344; TAX ID #006-0345; 

AND TAX ID #006-0339-06 

 
The Plan Commission for the Town of Clayton has recommended [  ] Approval [  ] Denial 
of the following Re-zoning: 

Owner: Town of Clayton 

Applicant: Vierbicher 

Location: Property immediately South of US Hwy 10 between Clayton Ave and 
Fairview Rd 

 
Legal Description: Being a part of the Southeast ¼ of the Southeast ¼, Section 12, 

Township 20 North, Range 16 East; and being a part of the Southwest 
1/4 of the Southeast 1/4, Section 12, Township 20 North, Range 16 East; 
and being a part of the Southeast 1/4 of the Southwest 1/4, Section 12, 
Township 20 North, Range 16 East, all in the Town of Clayton, County of 
Winnebago, Wisconsin.  

 
Parcel Number: The properties are known as Tax ID #006-0347-01; Tax ID #006-0344; 

Tax ID #006-0345; and Tax ID #006-0339-06 

Explanation: Applicant is requesting a Zoning Change from A-2 (General Agriculture 
District); I-1 (Light Industrial District); and B-3 (General Business District) 
to R-2 (Suburban Residential District), and R-4 (Multi-family Residential 
District). 

Town Findings: 

1. The Town does have an adopted land use plan. 
2. The proposed zoning change does comply with the Town’s adopted Land Use 

Plan. 
3. The proposed zoning change is consistent with the Town’s Future Land Use Plan. 
4. The proposed zoning change is consistent with the existing land use pattern. 
 

 

Signed: _________________________________ Date:  

 Dick Knapinski, Plan Commission Chair 

 

Attest: __________________________________ Date:  

Kelsey Faust-Kubale, Town Clerk 
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MEMORANDUM 
 
Business Item C 
 
From: Administrator/Staff 
To: Plan Commission 
Re: Plan Commission review & recommendation on a Preliminary Plat Review 

Application submitted by Vierbicher for the division of Tax ID #006-0347-01; Tax 
ID #006-0344; Tax ID #006-0345; and Tax ID #006-0339-06 into 46 lots and 2 
outlots intended for a combination of single-family residential & multi-family 
residential use. 

 
Please see the comments below from Code Administrator Kamke: 
 
The subject site is located south of the USH 10 right-of-way, and is parcels 006034701, 
0060344, 0060345, and 006033906. Current zoning of the lands include are I-1 
Industrial. A rezone request was heard prior to this item on the agenda, proposing 
rezone to R-2 Single Family district and R-4 Multifamily district. The site is within the 
Town of Clayton TID #1, Clayton Sanitary District #1. Being a proposed new plat for 
residential, development in this area would count towards the maximums allowed for 
new residential within the TID #1 boundary.  
 
The Town of Clayton has a Subdivision Ordinance that governs the review of land 
divisions and plats. Within this ordinance, section 7.10.14. documents the minimum 
information required for a preliminary plat submission. This ordinance requires 
consistency with the Comprehensive Plan and Future Land Use Map, as well as Zoning 
ordinance and map. If either request ahead of this failed on an approval 
recommendation, the preliminary plat is not consistent with all Town regulations and 
cannot be approved.  
 
Stormwater management plans – Section 7.10.05(4) requires stormwater management 
plans to be submitted “for review and comment at the time of preliminary plat submittal 
for major subdivisions…”. No plans were received beyond the site plan designating the 
stormwater pond locations. 
 
The Town identified the need to require greenspace and public access lands like parks, 
playgrounds, and pedestrian walkways. The areas proposed for dedication to the Town 
are largely unbuildable lots, dominated by delineated wetlands protected by 
environmental regulations. It would be recommended to require more greenspace and 
usable land for the public dedication for parks and recreation areas of this potential new 
neighborhood.  
 
From the Zoning Ordinance perspective, the lots meet area and dimensional standards. 
There are some concerns about the buildable area on some of the lots. Accounting for 
setbacks and unbuildable area of documented wetlands, lots 39, 32, 31, and 25 seem 
realistically unbuildable. Additionally, lots 11, 12, and 29-30 are also impacted by 
delineated wetlands. 
 
Recommended actions: 
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If Comprehensive Plan amendment request and/or rezone request were not approved, it 
is recommend to reject this plat.  
 
If both the Comprehensive Plan amendment and the rezone request were 
recommended for approval, this plat would still be recommended for denial. The 
recommended changes to the plat are large enough to no longer be considered 
substantially consistent with the original plans. By statute, final plats are entitled to 
approval if they are substantially consistent with approved preliminary plats.  
 
Conditions to consider: 

1. Additional lands are dedicated to the public for park space. A concept plan for 
those park areas would be required as well.  

2. Lots impacted by wetland delineations are redrawn to minimize limitations to 
future property owners and their use of the property.  

3. Mixed use zoning is considered to create walkable neighborhoods with services 
and business opportunities.  

 
SUGGESTED MOTION(S): 
 
Motion to recommend approval of the preliminary plat review application submitted by 
Vierbicher. 
 
Motion to recommend denial of the preliminary plat review application submitted by 
Vierbicher. 
 
Motion to recommend approval with conditions the preliminary plat review application 
submitted by Vierbicher. 
 
Respectfully Submitted, 
Kelsey 
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MEMORANDUM 
 
Business Item D 
 
From: Administrator/Staff 
To: Plan Commission 
Re: Plan Commission review & recommendation on a Site Plan Review Application 

submitted by Excel Engineering Inc on behalf of Spark Development, LLC for a 
proposed multi-family residential development located on Tax ID #006-0328-02-02 
(Eagle Heights Dr). 

 
Please see the comments below from Code Administrator Kamke: 
 
Site details: 
Parcel ID: 006-03280202 with zoning of R-4 multi-family residential district. The use of a multi-
family residential building of more than 9 units is a conditional use in this district and also 
requires the submission of a site plan application. This property was the subject of a Conditional 
Use Permit request and approval in April 2025. Per 9.07-60, an approved Conditional Use 
Permit runs with the land and is binding on all subsequent property owners. However, Site Plan 
approvals are specific to the applicant. 
 
The Site Plan review process looks at the effects of the proposal on traffic safety, the natural 
environment, and on surrounding properties relative to creation of potential nuisances from the 
proposal. Compliance with the ordinance design standards and other applicable requirements is 
also required.  
 
The subject property is within the Clayton Sanitary District #1 area, and so a suggested 
condition of approval is requiring the connection to these utilities. The site is within the Town’s 
Tax Increment District #1, but any residential development done without new platting of land 
does not count towards the maximums set forth in the TID document and Wisconsin Statutes. 
The site is within the jurisdiction of the East Central Wisconsin Regional Planning Commission 
for their review of the project against all documents contributing to the Areawide Water Quality 
Management Plan. A determination letter of conformity with those plans and regulations for this 
project was obtained from ECWRPC on September 30, 2025. The site has an intermittent 
stream along the northwest property line, and therefore the Winnebago County Shoreland 
ordinance may apply. The applicant had a public hearing with the County Planning & Zoning 
Committee on this request on September 30, 2025.  
 
This proposal is for six new 12-unit buildings (72 units), each with one garage space and a 
second dedicated parking space in front of each garage door (144 spaces). Plans indicate an 
additional 74 standard parking spaces, and 5 accessible parking spaces for a total of 223 
spaces. Ordinance standards require 2 spaces per unit (144), one additional space for every six 
units (+12=156), plus a sliding scale for accessible spaces, with at least one being van 
accessible. For standard space requirements of 151-200, 6 accessible spaces are required, 
making the total spaces 161. The proposed parking exceeds the overall minimums, but a 
suggested condition of approval is conversion of stalls to meet the minimum accessibility 
standard.  
 
The site is within the Tier 1 Development Zone. Tier 1 requires at least 75% or more of the 
exterior wall surfaces to be covered by acceptable exterior building materials as defined 
Attachment C. The proposed plans for fiber cement siding and shakes does meet this 
requirement, and plans should be updated to reflect a change to this acceptable material from 
previous plans for vinyl siding. Roofing materials must be of acceptable materials and have a 
Solar Reflective Index number of 29 or higher (per the plans with pitch of 5:12).  
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The grounds landscaping plans meet the minimum requirements in both point totals as they 
relate to the impervious surface standards, and in the type percentage ratios (deciduous to 
evergreen to smaller shrub type landscaping).  
 
Building landscaping has plans for both sides of the buildings that do not have paved parking 
spaces/garage access. The ordinance standard is for 75% of all building sides to be landscaped 
with appropriate materials. However, since there is no soil or landscape areas available where 
there are garage accesses, the submitted plans may be considered to meet the intent of the 
ordinance. Section F. of Attachment E gives the Town Board the authority to modify the 
requirements of the landscape design standards. 
 
A lighting plan for the site was not submitted; all exterior lighting must be Dark Sky Certified as 
required by 9.08-210.  
 
Suggested conditions of approval: 

1. A site plan agreement shall be entered into between the landowner and the Town, per 
9.07-182.  

2. Stormwater and erosion control plans must meet the requirements set forth by 
Winnebago County and the State of Wisconsin, as applicable.  

3. The project must connect to the available utilities, including sewer and water lines.  
4. Convert some of the standard spaces to accessible space size to meet the minimum of 6 

accessible spaces required.  
5. Solar Reflective Index values for roofing materials must be submitted prior to building 

permit issuance. SRI values must be at least 29 or higher.  
6. Landscaping must be installed within six (6) months of the building occupancy.  
7. Lighting plan meeting the Dark Sky Certification standards must be submitted and 

reviewed for compliance before building permit issuance.  
 
SUGGESTED MOTION(S): 
 
Motion to recommend approval of the site plan review application submitted by Excel 
Engineering. 
 
Motion to recommend denial of the site plan review application submitted by Excel Engineering. 
 
Motion to recommend approval with conditions the site plan review application submitted by 
Excel Engineering. 
 
Respectfully Submitted, 
Kelsey 
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September 8, 2025 
 
Project Narrative 
 
Project: Spark Development – Multi-Family Development   
  Eagle Heights Dr 
  Town of Clayton 
 
Spark Development LLC is requesting site plan review and approval for a new multi-family 
development located at the southwest corner of Eagle Heights Dr & Wing Ln (vacant parcel 
00603280202) in the Town of Clayton.  The property was recently zoned to R-4 to allow for the 
development and a Conditional Use Permit for the proposed project is also in place.  The 
proposed multi-family use will complement the existing multi-family residential use 
(Clayton Crossing Apartments) immediately east of the proposed development site and provide 
a buffer between the commercial/business uses to the south and future residential development 
that may occur to the north. 
 
The property area is 14.06 acres, and the area of site disturbance is proposed at 10.1 acres.  
The development will consist of (6) 12-unit buildings and include a 1-stall garage per unit.  All 
buildings will be 2-stories. A stand-alone maintenance building and mail room building is also 
proposed.   
 
Exterior building materials consist of fiber cement siding, fiber cement shakes, vinyl windows, 
asphalt shingles, and aluminum fascia, soffit, gutters, and downspouts.  A waste enclosure is 
proposed on the northeast portion of the site and contain a sufficient number of waste bins to 
conveniently accommodate all trash and waste generated by the proposed use.  The waste 
enclosure materials will be comprised of masonry products.  Landscape plantings will be 
provided in accordance with the Town requirements, in an approach which ensures species 
resiliency and complimentary aesthetics. Site lighting will be provided in a fashion that provides 
appropriate lighting for safety with building mounted lighting, consistent with the Legacy Park 
Apartments by Spark Development  
 
Access to development will be via (2) driveways from Eagle Heights Dr.  In addition to garage 
parking for each unit (72 spaces), an additional 144 surface parking spaces (including 5 
handicap accessible) are proposed for a total of 216 spaces.  
 
Public streets, regional stormwater facilities and municipal sanitary sewer and water are in place 
and were constructed to serve this and adjacent properties. The connection to sewer and water 
are off Wing Lane on the north side of the property. Private interceptors will serve the 
development.  
 
Post-construction stormwater management is provided with a regional wet pond north of Wing 
Lane. Site drainage is diverted to the public right-of-way which then drains directly to the 
regional pond.   
 
On-site wetlands have been delineated and will be protected as shown on the development 
plans.   
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MEMORANDUM 
 
Business Item E 
 
From: Administrator/Staff 
To: Plan Commission 
Re: Plan Commission review & recommendation on a Concept Plan Review Application submitted by 

Vierbicher on behalf of Vander Heiden Family Limited Partnership for a proposed mixed-use 
development. 

 
Please see the comments below from Code Administrator Kamke: 
 
This concept plan is provided to demonstrate the proposal’s consistency with all applicable land use 
regulations for the site, including the Town’s adopted Comprehensive Plan, Town Ordinances for Zoning, 
Land Division, and Access Control, as well as Town service boundaries and plans. Also applying to this 
specific site are regulations enforced by Outagamie County related to the Appleton International Airport, 
which limit permitted uses and their densities. No County shoreland or floodplain jurisdiction is mapped 
for this property. 
 
Site Information: 
The ±147 acres of this proposal comprise most of the NW corner of Section 13, in Township 20N, Range 
16 East. This site is located at the southeast corner of the intersection at Fairview Drive and State Rd 76. 
The subject property is within the boundary for both the Town of Clayton Sanitary District #1 and the 
Town’s Tax Increment District #1 area. If eventually approved, these lands would consume around 9% of 
the maximum 35% new platted residential within the TID boundary, and these lands were not included in 
the drafted TID as residential designations. This means the map for the TID will need to be updated as 
other developments may be requested within the TID, as otherwise those will exceed the statutory 
allowances for new platted lands.  
 
Utilities would need to be accessed by installation of new lines from Clayton Ave up Fairview Rd to the 
subject site. The Town of Clayton works with the Village of Fox Crossing and their Utilities Department for 
sewer service. If future development plans are approved, the Town and applicant will need to work with 
the Village on capacity, installation timelines, and other required decisions. 
 
The property is zoned A-2 General Agricultural. This location is identified in the Town’s Comprehensive 
Plan Future Land Use map as anticipated and planned for Gateway Commercial & Retail uses. To be 
consistent with required planning documents, any future approval would need a Comprehensive Plan 
amendment, site rezones, and plat approvals.  
 
There is an area in the north half of this subject site that was discussed during the Comprehensive Plan 
update process in 2023 as a good candidate for conservation purposes. This references the subject site 
characteristic being one of the highest points in the Town, with a scenic viewshed aimed towards Lake 
Winnebago. Park and lands for public uses that would be within this identified viewshed would meet the 
adopted Future Land Use map and Plan. The submitted concept plan with proposed park areas does not 
match with where the desired viewshed area is located.  
 
Single-family residential proposed: 
The concept plan proposed is for approximately 83 acres of the ±147 acres to be subdivided by plat into 
119 buildable single-family lots. Of that 83 acres of new single-family residential, 40 acres is proposed to 
be divided into 84 smaller lot size single-family dwellings outside the airport overlay district boundary. For 
these lots, Town dimensional standards require sewered lots each to be at least 9,000 square feet. Lots 
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23-25 may be too small as drawn, but any future approval would be contingent on all standards being 
met. 
 
To meet the Airport Overlay residential density regulations, the remaining approximately 43 acres of 
single-family residential use would be divided into 35 lots. For these lots, Town standards are met, but 
several of the lots (proposed lots 85 and 114) in this Airport Overlay District 3 may need area 
increases/lot line adjustments to meet Outagamie County’s requirements, as they are each less than one 
acre but straddle the overlay district boundary; County decision TBD. 
 
Multifamily use proposed: 
Two lots, totaling nearly 50 acres, are proposed as R-4 Multifamily Residential zoning, with three 40-unit 
buildings and nineteen 30-unit buildings, being 690 total units. Several stormwater ponds would also be 
located on these lands; five are drawn on the concept but area and number will be determined by final 
impervious numbers.  
 
The multi-family residential zoning district requires at least 40 feet from road right-of-way to any structure, 
including parking areas. Required rear lot line1 setbacks are also 40ft. Each unit must be at least 500 
square feet, and each accessory building must provide at least 500 square feet per dwelling unit.2 
Detailed plans are not provided at the concept plan stage to determine if these standards are met.  
 
Ordinance requirements for multifamily use (9+ units of multifamily) include a Site Plan and a Conditional 
Use permit, which will review compliance with the Town’s regulations, including the adopted horizontal 
site design standards, architectural design standards, landscaping plans, and environmental and energy 
efficiency guidelines (Zoning Ordinance Attachments B-F).  
 
These standards identify this land as within the Tier 1 development area of the Town. Tier 1 development 
standards mean roofing materials must be of approved materials and meet the Solar Reflective Index 
(SRI) number, which is dependent on roof slope. With the site characteristic having an elevated view from 
the road right-of-way and many new roof areas proposed, it is likely the SRI of the materials will be very 
important in the site plan review process. For exterior building materials, at least 75% of the exterior wall 
must be covered by approved materials as listed in Attachment C.  
 
Landscape design standards will include: screening of storage areas and trash collection areas, and 
landscaping for parking lots, buffer yards and associated fence screening, and buildings and grounds. 
Grounds landscaping is based on impervious surface calculations for the multifamily development. 
Parking lot landscape standards are based on linear feet of parking area, and parking areas need more 
stalls.  
 
Parking space requirements for multifamily uses are two (2) parking spaces per unit. At 690 units 
proposed, a minimum of 1,380 spaces must be provided. Since the proposal is not fronting a street, no 
additional visitor parking spots are required. Section 9.11-09(b) requires additional parking spaces that 
are compliant with the Americans with Disability Act. For a requirement of 1,380 standard spaces, an 
additional 24 accessible spaces must be added throughout the multifamily development. In all, 1,404 
stalls are required by ordinance. The provided information has 711 total spaces, which will need 
increases to meet the Town’s standard.  
 
Parks and Stormwater Ponds 
Another 8.84 acres is proposed as green space for stormwater management devices and future park 
purposes. At the base of the property, it is unlikely to capitalize on the viewshed towards Lake 

                                                           
1 Rear lot line is the lot line opposite the road right-of-way. 
2 Exhibit 8-2, dimensional standards by zoning district for R-4; Pg 8-26 of ordinance. 
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Winnebago. A neighborhood clubhouse, ball diamond, and pickleball courts are shown as examples of 
possible development amenities and park layout.  
 
Overview:  

# New Lots Approx. Acres Proposed Zoning District Notes 

35 43 R-2 Subdivision Residential 35 units proposed 

84 40 R-2 Subdivision Residential 84 units proposed 

2 50 R-4 Multifamily Residential 690 units proposed 

Outlot 1 3.71 A-2 General Agriculture No zoning change 

Outlot 2 8.84 Parks / Green Space  

Outlot 3 0.71 R-2 Subdivision Residential  

ROW 11.4* *Estimated area 

Total: 157.66 
Does not total 147 due to ROW estimates and possible Outlot 1 swapping ownership 
for applicant to obtain secondary access to Fairview Rd, as proposed Lots 1-6 and 16-

21 are not currently under ownership of applicant. 
 
 
Additional considerations: 
Using 2020 Census data, Town of Clayton had the lowest rental-occupied housing units of any 
surrounding municipality. With a total population then of 4,329 and 1,570 housing units, an average of 
2.76 people resided in each housing unit. Over 75% of the people in the Town of Clayton were of age 18 
or older, which is around two people of voting age in every average size household.  
 
Projections on population increase provided here are estimates. Assuming the single-family units become 
occupied by the average 2.76 people, that’s 119 SFD x 2.76 = 328 people, of which 248 people would be 
voting age. For the 690 multifamily units proposed, using the average 2.76 people per unit adds 1,918 
people to the Town population. In all, 2,247 people could be added to the Town population from this type 
and intensity of development. With 4,329 people in the Town as of 2020, this would be a 52% increase in 
Town population. For reference, statutes impose a 1,000-person limit per polling ward. While residential 
development has a larger impact on the tax base than agriculture lands, residential comes with other 
long-term increased costs like emergency response, road maintenance, and new voting wards, polling 
locations, election equipment and staffing needs, among many other considerations.  
 
2020 Census data for Clayton and surrounding municipalities for reference:
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2020 Census data Total Pop 
Total 
Households 

Pop in Households  
PPL per 
Household 

PPL age 18+ 

PPL age 
18+ per 
household 

Owner-occupied 
housing units 

Renter-occupied 
housing units 

Clayton 4,329 1,570 4,329 100% 2.76 3,271 75.56% 2.08 1,469 93.57% 101 6.43% 

T. Vinland 1,769 736 1,769 100% 2.40 1,455 82.25% 1.98 677 91.98% 59 8.02% 

T. Winchester 1,794 724 1,794 100% 2.48 1,413 78.76% 1.95 660 91.16% 64 8.84% 

T. Greenville* 12,687 4,478 12,637 99.61% 2.82 9,081 71.58% 2.03 3,998 89.28% 480 10.72% 

C. Neenah 27,319 11,686 27,182 99.50% 2.33 20,735 75.90% 1.77 7,560 64.69% 4,126 35.31% 

V. Fox Crossing 18,974 8,224 18,846 99.33% 2.29 15,085 79.50% 1.83 5,315 64.63% 2,909 35.37% 

C. Menasha 15,261 6,815 15,206 99.64% 2.23 11,959 78.36% 1.75 4,087 59.97% 2,728 40.03% 

T. Grand Chute 23,831 10,830 23,419 98.27% 2.16 19,316 81.05% 1.78 5,438 50.21% 5,392 49.79% 

Outagamie Co 190,705 76,237 186,912 98.01% 2.45 146,186 76.66% 1.92 53,351 69.98% 22,886 30.02% 

Winnebago Co 171,730 71,473 164,367 95.71% 2.30 128,897 75.06% 1.80 46,259 64.72% 25,214 35.28% 

Greenville was an unincorporated Town at the time of the 2020 Census. It met criteria and passed referendum to incorporate effective in 2021.    
 
 
Respectfully Submitted, 
Kelsey 
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Updated 11-2023 Division 13, Ordinance 9.07-174

Fee: _____________________

Describe the reason for the Concept Plan: ___________________________________________________________________________________

_____________________________________________________________________________________________________________________

Existing Zoning: _____________________________________________Proposed Zoning: _______________________________________________

Total Acreage: _____________________________________ Tax Key Number: _______________________________________________

Date Received Complete: _______________________ Receipt: ___________________________

By: _______________________________ Check #: _________________

Signature Today's Date

For Town Use Only 

Fee (see Town Fee Schedule)

E-mail _______________________________________________________________________________________________________________

APPLICANT
Check:   Architect: _______  Engineer: _______   Surveyor: _______   Attorney: _______   Agent: _______   Owner: _______

Name: ______________________________________________________________________________

Address: ______________________________________________________________________________  Zip Code: _____________________

Phone: _______________________________ E-Mail: _______________________________________________________________

 Concept is:            □Approved               □Approved with Condition □Denied

Note: Please notify utility companies regarding your proposed development. Concept approval does not constitute approval of a building permit or any 

required approval of a highway connection permit. Concept & Fee must be submitted 30 working days prior to meeting.

Review Meetings ____________________________ History __________________________________________

Comments: _________________________________________________________________________________________________

__________________________________________________________________________________________________________

Concept Plan Review Application
Town of Clayton Town Hall

8348 Hickory Ave

Larsen, WI 54947

Phone: 920-836-2007

Email: administrator@claytonwinnebagowi.gov

Website: https://www.townofclayton.net/

____________________________________________________________________________________________________________________

PROJECT/SURVEY SPECIFICS:
TYPE: □CSM □Commercial □Industrial □Residential □Other

I certify that the attached drawings are to the best of my knowledge complete and drawn in accordance with all Town of Clayton codes.

PROPERTY OWNER(S)
Name

_____________________________________________________________________________________________________________________

Street Address

_____________________________________________________________________________________________________________________

City __________________________________________________ State __________ Zip Code __________________________________

Phone _____________________________________________________________________________________________________________

$600

Vierbicher - Brad Rymer (agent for Landmark Real Estate & Development)

400 Security Blvd   - Green Bay WI 54313

920-434-9670 brym@vierbicher.com

Proposed mixed use development

X

147 acres +/-

R-2, R-4, open spaceUndeveloped / Agriculture

0060353, 0060354, 0060355, 0060352

Vander Heiden Family Limited Partnership

2775 Fairview Road   - Neenah, WI 54956

09/03/25

X X
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