
IT IS EXPECTED THAT A QUORUM OF THE PERSONNEL COMMITTEE, BOARD OF PUBLIC WORKS AND PLAN 
COMMISSION WILL BE ATTENDING THIS MEETING; (ALTHOUGH IT IS NOT EXPECTED THAT ANY OFFICIAL ACTION 
OF ANY OF THOSE BODIES WILL BE TAKEN)

 
CITY OF MENASHA 

Administration Committee 
140 Main Street, 3rd Floor Council Chambers 

September 4, 2007 
 

5:00 PM 
 

AGENDA 
 
 

 

Back Print 

I. CALL TO ORDER  

A. Call to Order  

II. ROLL CALL/EXCUSED ABSENCES  

A. Roll Call  

III. MINUTES TO APPROVE-MINUTES & COMMUNICATIONS TO 
RECEIVE

 

 Minutes to approve:  

A. Administration Committee Minutes, 8/20/07  

Attachments 

IV. DISCUSSION  

A. Update on Steam Utility Project and Water Treatment Plant (Discussion Only)  

B. Recommendation from Utility Commission to Approval Sargent & Lundy 
Workout Plan. 

 

Attachments 

C. Division of Public Health Pandemic Influenza Contract Agreement #15738, Sept. 
1, 2007 - July 31, 2008, and authorize signature. 

 

Attachments 

D. Offer to Purchase, 121 River Street, Michael Austin  

Attachments 

E. Authorization of additional commitment of $12,000 for continued Davis & 
Kuelthau representation regarding the issue of Fox River PCB contamination. 

 

Attachments 

F. O-13-07 An Ordinance Relating to C-4 Business Park District.  

Attachments 

G. O-14-07 Ordinance Relating to Height, Setback and Area Exceptions  

Attachments 

H. O-15-07 An Ordinance Relating to Zoning Districts  

Attachments 

I. O-16-07 An Ordinance Relating to R-3 Multi-Family, Medium Density   
               Residence District

 

Attachments 

J. O-17-07 An Ordinance Relating to R-4 Multi-Family, High Density  
               Residence District. 

 

Attachments 

K. O-18-07 An Ordinance Relating to C-1 General Commercial District  



Attachments 

L. O-19-07 An Ordinance Relating to C-2 Central Business District.  

Attachments 

M. O-20-07 An Ordinance Relating to I-1 Heavy Industrial District.  

Attachments 

N. O-21-07 An Ordinance Relating to I-2 General Industrial District.  

Attachments 

O. O-22-07 An Ordinance Relating to R-2A Multi-Family, Zero Lot Line 
               Residence District. 

 

Attachments 

P. O-23-07 An Ordinance Relating to C-3 Business and Office District.  

Attachments 

Q. O-24-07 An Ordinance Relating to Pole Signs.  

Attachments 

R. O-25-07 An Ordinance Relating to Site, Architectural, Landscaping and  
               Lighting Plan Review. 

 

Attachments 

S. O-26-07 An Ordinance Relating to Monument Signs.  

Attachments 

T. O-27-07 An Ordinance Relating to Traffic Visibility, Loading, Parking and  
               Access. 

 

Attachments 

U. Accounts payable and payroll for 8/17/07-8/31/07 in the amount of $834,196.45.  

Attachments 

V. ADJOURNMENT  

A. Adjournment  

 
 
“Menasha is committed to its diverse population.  Our Non-English speaking population or those with disabilities are invited to 
contact the Menasha City Clerk at 967-3600 24 hours in advance of the meeting so special accommodations can be made.” 
 



 
CITY OF MENASHA 

Administration Committee 
140 Main Street, 3rd Floor Council Chambers 

August 20, 2007 

 
MINUTES DRAFT  

 
 
 

 Back  Print  

I. CALL TO ORDER  

A. Call to Order  

 

Motions 

Motion Type Motion Text Made By Seconded By Motion Result

Meeting called to order by Chairman Wisneski at 6:30 p.m. 

II. ROLL CALL/EXCUSED ABSENCES  

A. Roll Call 

 

Motions

Motion 
Type

Motion Text Made By Seconded By Motion Result

PRESENT: Ald. Merkes, Taylor (6:32p.m.), Wisneski, Pack, Hendricks, Eckstein, 
Michalkiewicz.

EXCUSED: Ald. Chase.

ALSO PRESENT: Mayor Laux, CA/HRD Brandt, DPW Radtke, CDD Keil, C/T Stoffel, 
PRD Tungate, PHD Nett, Lt. Sahr, PWS Jacobson, MUGM Doug Young, Dick Sturm, 
Steve Fields, Clerk Galeazzi and the Press.

III. MINUTES TO APPROVE-MINUTES & COMMUNICATIONS TO 
RECEIVE

 

 Minutes to approve:  

A. Administration Committee Minutes, 8/6/07 

 

Motions

Motion 
Type

Motion Text Made By Seconded By
Motion 
Result

Approve
Administration Committee 
Minutes, 8/6/07

Alderman 
Pack

Alderman 
Michalkiewicz

Passed

Motion carried on voice vote.

IV. DISCUSSION  

A. Update on Steam Utility Project and Water Treatment Plant (Discussion Only) 

Motions

Motion 
Type

Motion Text Made By Seconded By Motion Result

Dick Stum, Steam Plant Manager, reported on the Steam Utility Project. He asked for 



 

cooperation from everyone on the Steam Utility project. Everyone needs to work 
together to make the project a success. He reported there was an electrical outage on 
Aug. 11 which caused the system to be off-line for a short time. The system was 
repaired and power was restored to residents in about 1.5 hours. The No. 4 turbine 
generator was taken off-line for some maintenance work. The No. 4 generator was not 
a part of the original plan, so certain maintenance issues were deferred. Now No. 4 
generator is needed, so the maintenance is necessary. The old coal is still being used, 
but over 90% of the total coal used is from the new vendor. The noise issue is being 
worked out between the vendor and contractor. Dresser Rand staff has been on-site 
dealing with the issue with the back pressure turbine generator. The shaker screen has 
been removed from the coal building. There is less vibrating of the building.

GM Doug Young reported on Water Treatment Plant. They are in the final stages, 
painting of walls and piping. Staff is installing the control system. The fencing around 
the east end of the building has been completed and the landscaping is being done. 
The final paving of Broad Street should be done by next week. The canal circulation 
system is complete and working.

B. Agreement Between The Board of Regents of the University of Wisconsin System 
on Behalf of the University of Wisconsin-Green Bay and Menasha Health 
Department for the Conduct of a Clinical Education Program and authorize 
signature. 

 

Motions

Motion 
Type

Motion Text Made By Seconded By Motion Result

PHD Nett explained this agreement will allow local UW-Green Bay students to do 
their clinical requirements. This agreement is the same as previous years.

C. Accounts payable and payroll for 8/9/07-8/16/07 in the amount of $2,722,693.80 

 

Motions

Motion Type Motion Text Made By Seconded By Motion Result

No Questions or Discussion.

V. ADJOURNMENT  

A. Adjournment 

 

Motions

Motion 
Type

Motion Text Made By Seconded By
Motion 
Result

Move
to adjourn at 7:13 
p.m.

Alderman 
Michalkiewicz

Alderman 
Taylor

Passed

Motion carried by voice vote.

Respectfully submitted by Deborah A. Galeazzi, City Clerk



O - 17 - 07 
 
 
AN ORDINANCE RELATING TO R-4 MULTI-FAMILY, HIGH DENSITY RESIDENCE DISTRICT 
 
Introduced by Mayor Joseph Laux 
 
The Common Council of the City of Menasha does ordain as follows: 
 

SECTION 1:  Section 13-1-28 is repealed and recreated as follows: 
 

SEC. 13-1-28 R-4 MULTI-FAMILY, HIGH DENSITY RESIDENCE DISTRICT. 
 
(a)    INTENT.   

The purpose of this district is to create high-density residential development that is 
readily accessible to thoroughfares, shopping and employment.  Similar to the R-3 
District, it is the intent to restrict uses that generate high volumes of traffic and noise. 

(b)   PERMITTED USES. 
 Any use permitted in the R-3 Multi-Family Residence District. 
(c) PERMITTED USES REQUIRING CONDITIONAL SITE PLAN APPROVAL. 

Utility substation. 
(d)   SPECIAL USES. 

(1) Airport/ heliport. 
(2) All commercial and public radio, microwave and television towers and all private 

radio and television towers exceeding sixty (60) feet in height. 
(3) Boarding house. 
(4) Church. 
(5) Daycare center/ nursery school. 
(6) Hospital 
(7) Mobile home park. 
(8) Multi-family dwelling containing units of less than five hundred fifty (550) square 

feet of gross area. 
(9) Nursing home. 
(10) Park or playground. 
(11) Private club, fraternity, or lodge. 
(12) Public library, museum, art gallery, or community center. 
(13) Railroad right-of-way and uses essential to their operation. 
(14) School. 

(e)  GARAGES ACCESSORY BUILDINGS AND USES. 
(1) Not more than one (1) nor more than three (3) garage stalls per dwelling unit. 
(2) Not more than one (1) accessory building per lot or per principal structure if more 

than one principal structure is located on a lot. 
(3) Not more than one of the following accessory uses per lot or per principal 

structure if more than one principal structure is located on a lot: 
a. Private swimming pool. 
b. Private tennis court. 
c. Satellite antenna dish. 
d. Detached solar structure. 

 
(f)  GENERAL STANDARDS. 

(1) Setbacks. 
a. Minimum front yard setback – Twenty (20) feet or the prevailing setback. 
b. Minimum side yard – Eight (8) feet on each side.  For a single or two (2) family 

dwelling, minimum side yards are the same as the R-1 District requirements. 
c. Minimum rear yard – Twenty-five (25) feet. 
d. Maximum height – Forty-five (45) feet or three (3) stories. 



e. Minimum side and rear yard of detached garages, accessory buildings and uses 
– Three (3) feet side yard and three (3) feet rear yard. 

f. Minimum lot size – Six thousand (6,000) square feet for a single-family dwelling; 
three thousand (3,000) square feet per unit for a two (2) family unit; one 
thousand five hundred (1,500) square feet per unit for a three (3) or more family 
unit; and seven hundred fifty (750) square feet per unit for a dwelling unit 
containing less than five hundred fifty (550) square feet. 

(2) Design Standards.  
a. Permitted uses requiring conditional site plan approval shall comply with the 

requirements of Section 13-1-12. 
b. The following shall apply to additions or expansions not required to obtain site 

plan approval; 
i. The primary façade material for all additions or expansions shall be 

brick or natural stone.  Where there is an addition or an 
expansion to an existing building, the façade materials on the 
portion of the building being altered or added must visually 
match or complement the appearance of the existing building.  
The Plan Commission may consider the use of alternative 
façade materials that are durable and of high quality for such 
additions or expansions.  

ii. Secondary façade materials may be used for architectural details or 
enhancements to additions or expansions.  Such materials shall 
be high quality, durable, and cover not more than twenty-five 
percent (25%) of the building façade. The Plan Commission shall 
approve all secondary materials. 

(3) Screening. Permitted uses requiring conditional site plan approval shall comply 
with the requirements of Section 13-1-12. 

(4) Landscaping. Permitted uses requiring conditional site plan approval shall 
comply with the requirements of Section 13-1-12. 

(5) Lighting. Permitted uses requiring conditional site plan approval shall comply 
with the requirements of Section 13-1-12. 

(6) Parking. The parking requirements listed in Section 13-1-51(b) shall apply to this 
district. 

 
 

SECTION 2:  This Ordinance shall become effective upon its passage and publication 
as provided by law. 
 
 
Passed and approved this __________ day of ____________________, 2007. 
 
 

 

     _____________________________________ 

      Joseph F. Laux, Mayor 

 

 

   ATTEST: _____________________________________ 

      Deborah A. Galeazzi, City Clerk 
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AN ORDINANCE RELATING TO C-1 GENERAL COMMERCIAL DISTRICT 
 
Introduced by Mayor Joseph Laux 
 
The Common Council of the City of Menasha does ordain as follows: 
 

SECTION 1:  Section 13-1-29 is repealed and recreated as follows: 
 
SEC. 13-1-29 C-1 GENERAL COMMERCIAL DISTRICT. 
 
(a) INTENT.  The purpose of this district is to accommodate a wide range of retail and 

commercial service and product establishments. It is also intended to accommodate the 
development of mixed land uses which will allow the association of commercial and 
residential land uses in the same zoning district. 

(b) PERMITTED USES. 
(1) All permitted uses in the R-2 Two Family Residence District. 
(2) Administrative, management, and support services. 
(3) Arts, entertainment, and recreation facilities and services, indoor only. 
(4) Constructions services and contractors offices. 
(5) Day care facilities. 
(6) Education services and schools serving thirty (30) students or less. 
(7) Financial and insurance services. 
(8) Food services and drinking establishments. 
(9) Health, medical and social services. 
(10) Hotels and motels. 
(11) Parks and playgrounds. 
(12) Personal services. 
(13) Professional, scientific, and technical services. 
(14) Public administration buildings. 
(15) Real estate services. 
(16) Religious, grant making, civic, professional, and similar organizations. 
(17) Rental and leasing services, excluding mini-warehousing. 
(18) Retail trade: 

a. Automotive, truck, recreational vehicle, and heavy equipment parts and 
accessory stores, excluding facilities with repair or maintenance facilities. 

b. Furniture and home furnishings stores. 
c. Electronics and appliance stores. 
d. Building material, garden equipment and supplies dealers, indoor only. 
e. Food and beverage stores. 
f. Health and personal care stores. 
g. Clothing and clothing accessories stores. 
h. Sporting goods, hobby, book, music, and similar stores. 
i. General merchandise and retail stores. 

(19) Repair services, excluding automotive, truck, recreational vehicle, and heavy 
equipment repair and maintenance services. 

(20) Utility substations. 
(21) Other permitted uses. 

a. Adult establishments which are more than five hundred (500) feet from 
schools, churches, community living arrangements, day care centers, 
nursery schools, family day care homes, parks, playgrounds, other 
community facilities, and other adult establishments. 

 



 
b. Uses not explicitly enumerated in the section as permitted uses, but 

determined by the Community Development Director to be closely similar 
thereto provided that these uses are not specified elsewhere as requiring a 
special use permit. 

(c) SPECIAL USES. 
(1) Airport/heliport. 
(2) Amusement and recreation facilities, outdoor only. 
(3) Automotive, truck, recreational vehicles, and heavy equipment sales, rental, and 

leasing. 
(4) Automotive, truck, recreation vehicle, and heavy equipment repair and maintenance 

services. 
(5) Bed and breakfast facilities. 
(6) Building and garden equipment and supply dealers with outdoor displays. 
(7) Gasoline stations. 
(8) Landscape nurseries, orchards, and commercial greenhouses. 
(9) Manufactured or mobile home dealers. 
(10) Multi-family uses permitted in the R-4 Multi-Family District. 
(11) Museums, historical sites, and similar institutions, outdoor only. 
(12) Radio and television broadcasting facilities. 
(13) Railroad right-of-way and uses essential to railroad operation. 
(14) RV Parks and recreational camps. 
(15) Schools serving more than thirty (30) students. 
(16) Spectator sport facilities, outdoor only. 
(17) Other uses requiring a special use permit: 

a. Any use which utilizes outdoor storage or outdoor display of merchandise or 
equipment. This requirement does not apply to outdoor display items which 
are removed each night. 

b. Office buildings exceeding three (3) stories in height. 
c. Major telecommunications facilities in accordance with 13-1-81.  

(d) USES REQUIRING SITE PLAN APPROVAL. 
(1) Any proposed new construction. 
(2) Any proposed use that is listed as requiring a special use permit. 
(3) Any proposed addition or expansion to a non-conforming lot, structure, or use. 
(4) Any proposed addition or expansion which exceeds five percent (5%) of the 

building square footage or five hundred (500) square feet, whichever is less. 
(5) A change in occupancy (this requirement does not include a change in tenant or 

proprietorship of a substantially similar use to that which existed previously). 
(e) ACCESSORY BUILDINGS AND USES. 

(1) Accessory building and uses customary with and incidental to the principal use are 
permitted unless otherwise excluded by this chapter. 

(2) Warehousing customarily incidental to any of the preceding permitted uses or 
special uses. 

(f) GENERAL STANDARDS. 
(1) Minimum Lot Width. Eight (80) feet for lots established after the effective date of this 

ordinance. 
(2) Minimum Lot Size. Nine thousand five hundred (9,500) square feet for lots 

established after the effective date of this ordinance. 
(3) Minimum Front Yard Setback. Ten (10) feet for all structures, parking, and paving, 

except for points of ingress and egress approved by the Plan Commission. For 
properties abutting a residential district, the front yard setback requirement of the 
adjacent residential district shall apply. 

(4) Minimum Side Yard. None, unless abutting a residential use or district, then 
transitional area requirements apply. 

(5) Minimum Rear Yard. Ten (10) feet, unless abutting a residential use or district, then 
transitional area requirements apply. 



(6) Maximum Height. Forty-five (45) feet or three (3) stories, except as provided herein. 
(7) Maximum lot coverage of buildings shall not exceed thirty percent (30%). The Plan 

Commission, upon review, may reduce this requirement by up to fifty percent 
(50%). 

(8) If residential development is the principal use, then all requirements and standards 
of the applicable residential district apply. 

(9) Design Standards.  
a. Permitted uses requiring conditional site plan approval shall comply with 

the requirements of Section 13-1-12. 
b. The following shall apply to additions or expansions not required to obtain 

site plan approval; 
i. The primary façade material for all additions or expansions shall be 

brick or natural stone.  Where there is an addition or an 
expansion to an existing building, the façade materials on the 
portion of the building being altered or added must visually 
match or complement the appearance of the existing building.  
The Plan Commission may consider the use of alternative 
façade materials that are durable and of high quality for such 
additions or expansions.  

ii. Secondary façade materials may be used for architectural details or 
enhancements to additions or expansions.  Such materials shall 
be high quality, durable, and cover not more than twenty-five 
percent (25%) of the building façade. The Plan Commission shall 
approve all secondary materials. 

(10) Screening. Permitted uses requiring conditional site plan approval shall comply 
with the requirements of Section 13-1-12. 

(11) Landscaping. Permitted uses requiring conditional site plan approval shall 
comply with the requirements of Section 13-1-12. Requirements set forth in Sec. 
13-1-17 for commercial transitional landscaping areas shall apply to this district. 
If multi-family residential development is the principal use, then transitional area 
requirements apply. 

(12) Lighting. Permitted uses requiring conditional site plan approval shall comply with 
the requirements of Section 13-1-12. 

(13) Parking. The parking requirements listed in Section 13-1-51(b) shall apply to this 
district. 

(14) Loading. No loading shall be allowed in between any building and any street 
right-of-way.  The loading requirements stated in Section 13-1-50 shall apply to 
this district. 

(g) NUISANCE CONTROL.  No operation, process, manufacturing, or building shall produce 
or create excessive noise, light, odor, smoke, vibration, heat, glare, dust, gas, electronic 
interference, toxic matter, industrial waste, or other external nuisance. 

(h) SIGNS.  Refer to Article F. 
 
SECTION 2:  This Ordinance shall become effective upon its passage and publication as 
provided by law. 
 
 
Passed and approved this __________ day of ____________________, 2007. 
 
 
     _____________________________________ 
      Joseph F. Laux, Mayor 
 
 
   ATTEST: _____________________________________ 
      Deborah A. Galeazzi, City Clerk 
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AN ORDINANCE RELATING TO C-2 CENTRAL BUSINESS DISTRICT 
 
Introduced by Mayor Joseph Laux 
 
The Common Council of the City of Menasha does ordain as follows: 
 

SECTION 1:  Section 13-1-30 is repealed and recreated as follows: 
SEC. 13-1-30 C-2 CENTRAL BUSINESS DISTRICT. 

 
(a) INTENT.  The purpose of this district is to provide a centrally located, pedestrian-

oriented business district with a wide range of retail and commercial service and product 
establishments.  It is also intended to accommodate the development of mixed land uses 
that will allow the association of commercial and residential uses in the same zoning 
district. 

(b) PERMITTED USES. 
(1) Administrative, management, and support services. 
(2) Arts, entertainment, recreation and sport facilities and services, indoor only. 
(3) Construction services and contractors offices. 
(4) Day care facilities. 
(5) Educational services and schools serving thirty (30) students or less at any one 

time. 
(6) Financial and insurance services. 
(7) Food services and drinking establishments. 
(8) Health, medical, and social services. 
(9) Hotels and motels. 
(10) Museums, historical sites, and similar institutions, indoor only. 
(11) Parks and playgrounds. 
(12) Personal services. 
(13) Professional, scientific, and technical services. 
(14) Public administration buildings. 
(15) Real estate services. 
(16) Religious, grantmaking, civic, professional, and similar organizations. 
(17) Rental and leasing services, excluding mini-warehousing. 
(18) Residential uses coincident with or secondary to the commercial use and 

occupancy of the premises; single-family and two-family dwelling units as a 
principal use are prohibited. Accessory structures coincident with or secondary to 
non-conforming residential structures existing at the date of adoption of this 
ordinance may be constructed in accordance with the setback regulations of the 
residential district most closely associated with the existing use of the property. 

(19) Retail trade:  
a. Automotive, truck, recreational vehicle, and heavy equipment parts and 

accessory stores, excluding facilities with repair or maintenance facilities. 
b. Furniture and home furnishings stores. 
c. Electronics and appliance stores. 
d. Building material, garden equipment and supplies dealers, indoor only. 
e. Food and beverage stores. 
f. Health and personal care stores.  
g. Clothing and clothing accessories stores. 
h. Sporting goods, hobby, book, music, and similar stores. 
i. General merchandise and retail stores. 

(20) Repair services, excluding automotive, truck, recreational vehicle, and heavy 
equipment repair and maintenance services. 



(21) Utility substations. 
(22) Other permitted uses. 

a. Adult establishments which are more than five hundred (500) feet from 
schools, churches, community living arrangements, day care centers, 
nursery schools, family day care homes, parks, playgrounds, other 
community facilities, and other adult establishments. 

b. Uses not explicitly enumerated in the section as permitted uses, but 
determined by the Community Development Director to be closely similar 
thereto provided that these uses are not specified elsewhere as requiring 
a special use permit. 

(c) SPECIAL USES. 
(1) Airport/heliport. 
(2) Arts, entertainment, recreation, and sport facilities and services, outdoor only. 
(3) Bed and breakfast facilities. 
(4) Gasoline stations. 
(5) Multi-family uses permitted in the R-3 Multi-Family District. 
(6) Museums, historical sites, and similar institutions, outdoor only. 
(7) Radio and television broadcasting facilities. 
(8) Railroad right-of-way and uses essential to railroad operation. 
(9) Schools serving more than thirty (30) students at any one time. 
(10) Other uses requiring a special use permit: 

a. Any use which utilizes outdoor storage or outdoor display of merchandise 
or equipment.  This requirement does not apply to outdoor display items, 
which are removed each night. 

b. Office buildings exceeding (3) three stories in height. 
(d) USES REQUIRING SITE PLAN APPROVAL. 

(1) Any proposed new construction. 
(2) Any proposed use that is listed as requiring a special use permit. 
(3) Any proposed addition or expansion to a non-conforming lot, structure, or use. 
(4) Any proposed addition or expansion which exceeds five percent (5%) of the 

building square footage or five hundred (500) square feet, whichever is less. 
(5) A change in occupancy (this requirement does not include a change in tenant or 

proprietorship of a substantially similar use to that which existed previously). 
(e) ACCESSORY BUILDINGS AND USES. 

(1) Accessory building and uses customary with and incidental to the principal use 
are permitted unless otherwise excluded by this chapter. 

(f) GENERAL STANDARDS. 

(1) Maximum front yard setback.  Structures or additions constructed after the 
effective date of this ordinance shall be built no more than (10) feet from the front 
yard property line or at the prevailing setback.  The Plan Commission may modify 
this requirement in instances where the structure would encroach into a vision 
control area, where a lot has multiple street frontages, when outdoor seating or 
plaza areas are proposed, or other similar instances as deemed appropriate by 
the Plan Commission.  

(2) Minimum front yard setback. Five (5) feet for all parking and paved areas, except 
for pedestrian paths or plazas and points of ingress and egress approved by the 
Plan Commission.  

(3) Minimum side yard.  None, unless abutting a residential district, then transitional 
area requirements apply. 

(4) Minimum rear yard.  None, unless abutting a residential district, then transitional 
area requirements apply. 

(5) Minimum waterfront setback.  Ten (10) feet for parking and paved areas, except 
for pedestrian paths or plazas approved by the Plan Commission. 

(6) Minimum height. Twenty-four (24) feet or two stories. 
(7) Maximum height.  One hundred (100) feet or six (6) stories. 
(8) Parking.   



a. No off-street parking is required for the C-2 District; however, provisions 
for such parking are encouraged.   

b. If multi-family development is the principal use, parking shall be provided 
as required in Article E. 

c. If off-street parking is provided for, the parking design standards listed in 
Section 13-1-51 shall apply. 

(9) Screening. Permitted uses requiring conditional site plan approval shall comply 
with the requirements of Section 13-1-12. 

(10) Landscaping. Permitted uses requiring conditional site plan approval shall 
comply with the requirements of Section 13-1-12. The Plan Commission may 
reduce the landscaping requirement when the requirement cannot be reasonably 
met due to limitations unique to the site. 

(11) Lighting. Permitted uses requiring conditional site plan approval shall comply with 
the requirements of Section 13-1-12. 

(12) Design Standards.  
a. Permitted uses requiring conditional site plan approval shall comply with 

the requirements of Section 13-1-12. 
b. The following shall apply to additions or expansions not required to obtain 

site plan approval: 
1. The primary facade materials for all additions or expansions shall 

be brick or natural stone.  Where there is an addition or expansion 
to an existing building, the facade materials on the portion of the 
building being altered or added must visually match or 
complement the appearance of the existing building.  The Plan 
Commission may consider the use of alternative facade materials 
that are durable and of high quality for such additions or 
expansions.  Vinyl siding, aluminum siding, enameled steel, and 
non-decorative concrete masonry units are prohibited as primary 
facade materials for any building elevation. 

2. Secondary facade materials may be used for architectural details 
or enhancements to additions or expansions.  Such materials shall 
be high quality, durable, and not cover more than twenty-five (25) 
percent of the building facade.  Vinyl siding, aluminum siding, 
enameled steel, and non-decorative concrete masonry units are 
prohibited as secondary facade materials for any building 
elevation.  All secondary materials shall be approved by the Plan 
Commission. 

(g) NUISANCE CONTROL.  No operation, process, manufacturing, or building shall 
produce or create excessive noise, light, odor, smoke, vibration, heat, glare, dust, gas, 
electronic interference, toxic matter, industrial waste, or other external nuisance.   

(h) SIGNS.  Refer to Article F. 
 
SECTION 2:  This Ordinance shall become effective upon its passage and publication as 
provided by law. 
 
 
Passed and approved this __________ day of ____________________, 2007. 
 

 

     _____________________________________ 

      Joseph F. Laux, Mayor 

 

 

   ATTEST: _____________________________________ 

      Deborah A. Galeazzi, City Clerk 
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AN ORDINANCE RELATING TO I-1 HEAVY INDUSTRIAL DISTRICT 
 
Introduced by Mayor Joseph Laux 
 
The Common Council of the City of Menasha does ordain as follows: 
 

SECTION 1:  Section 13-1-31 is repealed and recreated as follows: 
 

SEC. 13-1-31 I-1.  HEAVY INDUSTRIAL DISTRICT. 
 
(a) PERMITTED USES. 

(1) Manufacture, assembly, compounding, processing and packaging of goods, 
materials and products (excluding automotive wrecking and junk yards). 

(2) Printing, publishing and engraving. 
(3) Research, laboratory and testing facilities. 
(4) Transportation, trucking facilities or terminals and enclosed repair facilities. 
(5) Wholesale, warehousing, storage and distribution. 

(b) PERMITTED USES REQUIRING CONDITIONAL SITE PLAN APPROVAL. 
 (1) Radio, microwave or television tower. 
 (2) Railroad rights-of-way and uses essential to railroad operation. 
 (3) Retail trade, finance, insurance, real estate, office and other services 

incidental and complementary to local industry. 
(c) SPECIAL USES. 

(1) Public utility structures. 
(2) Commercial telecommunication facilities in accordance with Section 13-1-

81. 
(3) Auto/Truck Sales and Service. 

(d) ACCESSORY BUILDING AND USES. 
 (1) Accessory buildings and uses customary with and incidental to the principal 

use are permitted unless otherwise excluded by this Code. 
(e) STANDARDS. 
 (1) Minimum area to be zoned Heavy Industrial District – Twenty (20) acres. 
 (2) Minimum lot size – One (1) acre. 
 (3) Minimum lot depth – Two hundred forty-five (245) feet. 
 (4) Minimum lot width – One hundred eighty (180) feet. 
 (5) Minimum front yard setback – Thirty (30) feet for buildings and ten (10) feet 

for parking. 
 (6) Minimum side yard – Ten (10) feet. 
 (7) Minimum rear yard – Ten (10) feet. 
 (8) Maximum building height – One hundred (100) feet. 
 (9) Maximum lot coverage of buildings shall not exceed sixty percent (60%).  

The Plan Commission, upon review, may reduce this requirement up to fifty 
percent (50%). 

 (10) Minimum landscaping requirement. 
a. Permitted uses requiring conditional site plan approval shall 

comply with the requirements of Section 13-1-12.  



b. Requirements set forth in Sec. 13-1-17 for industrial transitional 
landscaping areas shall apply to this district.   

c. The Plan Commission, upon review, may reduce the required 
landscaping area as set forth in 13-1-12 by up to fifty percent (50%) 
when the requirement cannot be reasonably met due to limitations 
unique to the site. 

 (11) Parking and Loading. The parking and loading requirements listed in 
Article E shall apply to this district. 

 (12) When the Heavy Industrial District is adjacent to a residential district or use, 
the transitional area requirements shall apply. 

(13) Lighting. Permitted uses requiring conditional site plan approval shall 
comply with the requirements of Section 13-1-12. 

(14) Screening. Permitted uses requiring conditional site plan approval shall 
comply with the requirements of Section 13-1-12. 

(15) Design Standards. Permitted uses requiring conditional site plan approval 
shall comply with the requirements of Section 13-1-12. 

 (16) Residential use is prohibited. 
 
SECTION 2:  This Ordinance shall become effective upon its passage and publication as 
provided by law. 
 
 
Passed and approved this __________ day of ____________________, 2007. 
 
 
 
     _____________________________________ 
      Joseph F. Laux, Mayor 
 
 
   ATTEST: _____________________________________ 
      Deborah A. Galeazzi, City Clerk 
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AN ORDINANCE RELATING TO I-2 GENERAL INDUSTRIAL DISTRICT 
 
Introduced by Mayor Joseph Laux 
 
The Common Council of the City of Menasha does ordain as follows: 
 

SECTION 1:  Section 13-1-32 is repealed and recreated as follows: 
 
SEC. 13-1-32 I-2 GENERAL INDUSTRIAL DISTRICT. 
 
(a) INTENT.  The purpose of this district is to encourage manufacturing, warehousing 

and other similar uses in areas already established for such uses. 
(b) PERMITTED USES. 
 (1) Insurance, real estate, office and other services incidental and 

complementary to local industry. 
 (2) Manufacture, assembly, compounding, processing and packaging of goods, 

materials and products. 
 (3) Printing, publishing and engraving. 
 (4) Research, laboratory and testing facilities. 
 (5) Transportation, trucking, facilities or terminals and enclosed repair facilities. 
 (6) Wholesale, warehousing, storage and distribution. 
© PERMITTED USES REQUIRING CONDITIONAL SITE PLAN APPROVAL. 

(1) Public utility structures. 
(2) Railroad rights-of-way and uses essential to railroad operations. 

(d) SPECIAL USES. 
 (1) Abattoir, stockyard, tannery, fertilizer manufacture, and garbage, rubbish, 

offal, dead animal reduction or dumping. 
 (2) Saw and grist mill. 
 (3) Explosives manufacture and storage. 
 (4) Fuel storage and refining. 
 (5) Junk yard. 
 (6) Glue manufacture. 
 (7) Mining, quarrying, etc., activities. 

(8) Acid manufacture. 
(9) Smelting of ferrous or nonferrous metals. 
(10)  Commercial telecommunication facilities in accordance with Section 13-1-

81. 
(11) Auto/Truck Sales and Service 

(e) ACCESSORY BUILDINGS AND USES. 

 (1) Dwellings for watchman. 
 (2) Accessory buildings and uses customary with and incidental to the principal 

use are permitted unless otherwise excluded by this Code. 
(f) STANDARDS. 
 (1) Minimum front yard setback -- Ten (10) feet. 
 (2) Minimum side yard -- None. 
 (3) Minimum rear yard -- Ten (10) feet. 
 (4) Maximum building height -- One hundred (100) feet. 



 (5) Maximum lot coverage -- Sixty percent (60%) for all buildings.  The Plan 
Commission, upon review, may reduce this requirement by up to fifty 
percent (50%). 

 (6) Minimum landscaping requirement. 
a. Permitted uses requiring conditional site plan approval shall 

comply with the requirements of Section 13-1-12.  
b. Requirements set forth in Sec. 13-1-17 for industrial transitional 

landscaping areas shall apply to this district.   
c. The Plan Commission, upon review, may reduce the required 

landscaping area as set forth in 13-1-12 by up to fifty percent (50%) 
when the requirement cannot be reasonably met due to limitations 
unique to the site. 

 (11) Parking and Loading. The parking and loading requirements listed in 
Article E shall apply to this district. 

 (12) When the General Industrial District is adjacent to a residential district or 
use, the transitional area requirements shall apply. 

(13) Lighting. Permitted uses requiring conditional site plan approval shall 
comply with the requirements of Section 13-1-12. 

(14) Screening. Permitted uses requiring conditional site plan approval shall 
comply with the requirements of Section 13-1-12. 

(15) Design Standards. Permitted uses requiring conditional site plan approval 
shall comply with the requirements of Section 13-1-12. 

 (16) Residential use is prohibited. 
 
SECTION 2:  This Ordinance shall become effective upon its passage and publication as 
provided by law. 
 
 
Passed and approved this __________ day of ____________________, 2007. 
 
 
 
     _____________________________________ 
      Joseph F. Laux, Mayor 
 
 
   ATTEST: _____________________________________ 
      Deborah A. Galeazzi, City Clerk 
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AN ORDINANCE RELATING TO R-2A MULTI-FAMILY, ZERO LOT LINE RESIDENCE 
DISTRICT 

 
Introduced by Mayor Joseph Laux 
 
The Common Council of the City of Menasha does ordain as follows: 
 

SECTION 1:  Section 13-1-35 is repealed and recreated as follows: 
 
SEC. 13-1-35 R-2A MULTI-FAMILY, ZERO LOT LINE RESIDENCE DISTRICT 
 
(a) INTENT.  The purpose of this district is to provide small scale and moderate density multi-

family development.  This district is intended to serve in a transitional capacity between 
higher and lower intensity land uses. 

(b) PERMITTED USES. 
 (1) Any use permitted in the R-1 Single Family Residence District and the R-2 Two 

Family Residence District. 
 (2) Single family attached dwellings and zero lot line attached dwellings.      
(c) PERMITTED USES REQUIRING SITE PLAN APPROVAL. 
 (1) Structures with three or more units. 
 (2) Utility substation. 
 (3) Any use listed as requiring a special use permit. 
(d) SPECIAL USES. 

(1) Boarding house. 
(2) Bed and breakfast. 
(3) Cemetery. 
(4) Church. 

 (5) Day care center/nursery school. 
 (6) Farm. 
 (7) Golf course. 

(8) Park or playground. 
(9) Public building. 
(10) Public library, museum, art gallery, or community center. 
(11) Railroad rights-of way and uses essential to their operation. 
(12) Nursing home. 
(13) School. 

(e) GARAGES, ACCESSORY BUILDINGS AND USES. 
(1) One (1) private garage per dwelling unit. Such garage may be constructed in 

addition to the garage space within the principal structure. A minimum of one 
garage or underground parking stall shall be provided for each unit. 

 (2) One (1) accessory building per lot. 
 (3) Any of the following accessory uses per lot: 
  a.  One (1) private swimming pool. 
  b.  One (1) private tennis court. 
  c. One (1) satellite antenna/dish. 
  d. One (1) detached solar structure. 
(f) GENERAL STANDARDS.   

(1) Uses requiring special use permits shall comply with the requirements of 13-1-12. 
(2) The following design standards shall be applied to structures with three or more 

attached or zero lot line residential units: 
a. Architecture.  Architectural design shall be provided for all building facades. 

All side and rear elevations shall be given architectural treatment compatible 



with the front elevation of the building. Buildings shall be finished in an 
attractive manner in keeping with the accepted standards used for the type 
of building. Principal buildings shall be faced in stone, brick, or other 
decorative masonry material. 

b. Screening. Permitted uses requiring conditional site plan approval shall 
comply with the requirements of Section 13-1-12. 

c. Landscaping. Permitted uses requiring conditional site plan approval shall 
comply with the requirements of Section 13-1-12. 

d. Lighting. Permitted uses requiring conditional site plan approval shall 
comply with the requirements of Section 13-1-12. 

e. Parking. The parking requirements listed in Section 13-1-51 shall apply to 
this district. 

 (3) Parking.  Refer to Article E. 
 
(g) SINGLE-FAMILY ATTACHED DWELLINGS. 

(1) Maximum Density.  Thirty-six hundred (3,600) square feet per dwelling unit. 
(2) Minimum Lot Width. Sixty (60) feet. 
(3) Minimum Front Yard Setback.  Twenty (20) feet or the prevailing setback. 
(4) Minimum Side Yard Setbacks. 

a. Eight (8) feet for the principal structure, parking lots, or attached garages. 
b. Three (3) feet for detached garages and accessory buildings located eight 

(8) feet or more from the principal structure. 
c. Six (6) feet for detached garages and accessory buildings located less than 

eight (8) feet from the principal structure. 
(5) Minimum Rear Yard Setbacks.  

a. Thirty (30) feet for the principal structure. 
b. Three (3) feet for detached garages and accessory buildings located eight 

(8) feet or more from the principal structure. 
c. Eight (8) feet for detached garages and accessory buildings located less 

than eight (8) feet from the principal structure. 
d. Eight (8) feet for parking lots. 

(6) Minimum Shoreyard Setback.  Fifty (50) feet for principal dwelling or use. 
(7) Maximum Height.  Thirty-five (35) feet or two and one-half (2-1/2) stories for the 

principal structure. 
(8) Parking.  Refer to Article E. 

(h) ZERO LOT LINE ATTACHED DWELLINGS. 
(1) Maximum Density.  One (1) dwelling unit per lot. 
(2) Minimum Lot Six.  Thirty-six hundred (3,600) square feet. 
(3) Minimum Lot Width.  Thirty (30) feet. 
(4) Minimum Front Yard Setback.  Twenty (20) feet or the prevailing setback. 
(5) Minimum Side Yard Setbacks. 

a. Principal Structure.  Minimum side yard of zero (0) feet provided that: 
1. Not more than six (6) units may be attached in series. The required 

side yards for lots located on either end of such a series shall be ten 
(10) feet for that side which is not attached to the adjoining unit. 

2. The adjoining side yard setback of the lot adjacent to the zero (0) 
side yard is also zero (0). 

3. The adjacent lots with zero (0) side yards are held under the same 
ownership at the time of initial construction of the attached dwellings. 

4. All units of the attached dwelling are completed prior to occupancy 
of any unit. 

5. Restrictive covenants shall be recorded at the Calumet or 
Winnebago County Register of Deeds as determined by the location 
of the proposed development, providing declarations and/or bylaws 
similar to those typically recorded on a Declaration of Condominium. 
Said covenants shall provide for mediation of any and all disputes 



between owners of each unit and any third party with regard to 
construction, use, and maintenance of the real property. 
Furthermore, said covenants shall specifically state that the City of 
Menasha and all approving authorities shall not be held responsible 
for same, and that said covenants shall inure to all heirs and 
assigns. 

  b. Detached Garages and Accessory Structures. 
1. Minimum side yard of three (3) feet if located eight 9*0 feet or more 

from the principal. 
2. Minimum side yard of six (6) feet if located less than eight (8) feet 

from the principal structure. 
  c. Parking Lots.  Three (3) feet. 

(6) Minimum Rear Yard Setbacks. 
a. Thirty (30) feet for the principal structure. 
b. Three (3) feet for detached garages and accessory buildings located eight 

(8) feet or more from the principal structure. 
c. Eight (8) feet for detached garages and accessory buildings located less 

than eight (8) feet from the principal structure. 
d. Eight (8) feet for parking lots. 

(7) Minimum Shoreyard Setback.  Fifty (50) feet for a principal dwelling or use. 
(8) Maximum Height.  Thirty-five (35) feet or two and one-half (2-1/2) stories for the 

principal structure. 
(9) Parking.  Refer to Article E. 

 
SECTION 2:  This Ordinance shall become effective upon its passage and publication as 
provided by law. 
 
 
Passed and approved this __________ day of ____________________, 2007. 
 
 
 
     _____________________________________ 
      Joseph F. Laux, Mayor 
 
 
   ATTEST: _____________________________________ 
      Deborah A. Galeazzi, City Clerk 
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AN ORDINANCE RELATING TO C-3 BUSINESS AND OFFICE DISTRICT 
 
Introduced by Mayor Joseph Laux 
 
The Common Council of the City of Menasha does ordain as follows: 
 

SECTION 1:  Title 13, Article E is repealed and recreated as follows: 
 
SEC. 13-1-36 C-3 BUSINESS AND OFFICE DISTRICT. 
 
(a) INTENT.  The purpose of this district is to accommodate a limited range of general 

business and light industrial uses.  These provisions are intended to promote aesthetically 
pleasing and harmonious overall development by establishing minimum standards for site 
development and building design.  

(b) PERMITTED USES: 
 (1) Community centers, museums, art galleries, theaters and similar uses. 

(1) Day care centers. 
(2) Medical, dental and other health services. 
(3) Professional, general business, contractors and public administration offices. 
(4) Recreational/fitness facilities. 
(5) Research, testing, and technology-based uses. 
(6) Service industries such as personal, education, business, and financial services. 
(7) Utility substations. 

 (c) SPECIAL USES: 
(1) Landscape nurseries. 
(2) Light manufacturing and assembly. 
(3) Outdoor recreational facilities. 
(4) Printing and publishing. 
(5) Radio or television stations. 
(6) Retail. 
(7) Multi-Family housing as permitted in the R-4 Multi-Family Residential District 

(d) ACCESSORY BUILDINGS AND USES. 
1. Accessory buildings and uses customary with and incidental to the principal use are 

permitted unless otherwise excluded by this Chapter. 
2. Outdoor storage and outdoor display areas are prohibited. 

(e) USES REQUIRING CONDITIONAL SITE PLAN APPROVAL: 
(1) Any proposed new construction. 
(2) Any proposed addition or expansion to a non-conforming, lot, structure or use. 
(3) Any proposed addition or expansion which exceeds five percent (5%) of the 

building square footage or five hundred (500) square feet, whichever is less. 
(4) A change in occupancy; this requirement does not include a change in tenant or 

proprietorship of a substantially similar use to that which existed previously. 
(f) GENERAL STANDARDS. 

(1) Minimum lot size:  20,000 square feet. 
(2) Minimum front yard setback:  twenty-five (25) feet for structures, ten (10) feet for 

parking and paved areas. 
(3) Minimum side yard:  ten (10) feet for structures, parking and paved areas. 
(4) Minimum rear yard:  twenty-five (25) feet for structures, ten (10) feet for parking or 

paved areas. 
(5) Maximum lot coverage:  thirty percent (30%) covered by buildings. 
(6) Maximum building height:  forty-five (45) feet or three (3) stories. 
(7) If residential development is the principal use, then all requirements and standards 



of the applicable residential district apply. 
(8) Design Standards.  

a. Permitted uses requiring conditional site plan approval shall comply with 
the requirements of Section 13-1-12. 

b. The following shall apply to additions or expansions not required to obtain 
site plan approval; 
i. The primary façade material for all additions or expansions shall be 

brick or natural stone.  Where there is an addition or an 
expansion to an existing building, the façade materials on the 
portion of the building being altered or added must visually 
match or complement the appearance of the existing building.  
The Plan Commission may consider the use of alternative 
façade materials that are durable and of high quality for such 
additions or expansions.  

ii. Secondary façade materials may be used for architectural details or 
enhancements to additions or expansions.  Such materials shall 
be high quality, durable, and cover not more than twenty-five 
percent (25%) of the building façade. The Plan Commission shall 
approve all secondary materials. 

(9) Screening. Permitted uses requiring conditional site plan approval shall comply 
with the requirements of Section 13-1-12. 

(10) Landscaping. Permitted uses requiring conditional site plan approval shall 
comply with the requirements of Section 13-1-12. Requirements set forth in Sec. 
13-1-17 for commercial transitional landscaping areas shall apply to this district. 
If multi-family residential development is the principal use, then transitional area 
requirements apply. 

(11) Lighting. Permitted uses requiring conditional site plan approval shall comply with 
the requirements of Section 13-1-12. 

(12) Parking. The parking requirements listed in Section 13-1-51(b) shall apply to this 
district. 

(13) Loading.  No loading shall be allowed in between any building and any street right-
of-way. The loading standards stated in Section 13-1-50 shall apply to this district. 

(g) NUISANCE CONTROL.  No operation, process, manufacturing, or building shall produce 
or create excessive noise, light, odor, smoke, vibration, heat, dust, gas, electronic 
interference, toxic matter, industrial waste, or other external nuisance.. 

(m) SIGNS.  Refer to Article F. 
 
SECTION 2:  This Ordinance shall become effective upon its passage and publication as 
provided by law. 
 
 
Passed and approved this __________ day of ____________________, 2007. 
 
 
 
     _____________________________________ 
      Joseph F. Laux, Mayor 
 
 
   ATTEST: _____________________________________ 
      Deborah A. Galeazzi, City Clerk 
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AN ORDINANCE RELATING TO POLE SIGNS 
 
Introduced by Alderman Wisneski 
 
The Common Council of the City of Menasha does ordain as follows: 
 

SECTION 1:  13-1-63(e) is repealed and recreated as follows: 
 
(e) Pole Signs.  Except as allowed in 13-1-67, a sign in which the bottom is not in 

contact with or close to the ground and that is mounted on a freestanding pole(s), 
column(s), or similar support. 

  
 SECTION 2.  13-1-67(g) is created as follows: 
 
(g) Pole Signs. Pole signs are allowed on properties zoned C-1, I-1, or I-2 that 

directly abut WIS 441.  Pole signs shall be subject to the following standards:  
1. The structure shall be constructed on no less than two columns which 

must be designed to incorporate design details, materials, and colors of 
the associated building(s). EFIS shall not be allowed on the bottom 3 feet. 

2. Maximum height of a pole sign is sixteen (16) feet above the WIS 441 
centerline grade directly adjacent to the subject property. 

3. Individual tenant sign panels should be uniform in size, recognizing that 
the major tenant, or the name of the center may have a slightly larger sign 
panel. 

4. Sign panels shall not extend more than two (2) feet beyond the width of 
the architectural support elements on the sign. 

5. Pole signs may be internally illuminated; however they shall be designed 
to minimize the amount of light that is transmitted through the sign panel. 
The display of white light should be limited to the sign copy. If lighting the 
sign copy only is not an option, the display of internal illumination through 
the background shall be controlled by limiting its size to 30% of the sign 
area, changing the shape of the sign to reduce the lighted surface area, 
using a dark color, using an opaque screen, or a combination of these 
features.  

6. Electronic Message Centers are prohibited. 
 

SECTION 3:  This Ordinance shall become effective upon its passage and 
publication as provided by law. 
 
 
Passed and approved this __________ day of ____________________, 2007. 
 
 
 
     _____________________________________ 
      Joseph F. Laux, Mayor 
 
 
   ATTEST: _____________________________________ 
      Deborah A. Galeazzi, City Clerk 
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AN ORDINANCE RELATING TO SITE, ARCHITECTURAL, LANDSCAPING, AND LIGHTING 

PLAN REVIEW 
 
Introduced by Mayor Joseph Laux 
 
The Common Council of the City of Menasha does ordain as follows: 
 
SECTION 1:  Section 13-1-12 is repealed and recreated as follows: 
 
Section 13-1-12 . Site Plan, Architectural, Landscaping, and Lighting Review.  
 
(a) Intent. For the purpose of promoting compatible development, stability of property 

values, enhancement of safety and to prevent impairment or depreciation of property 
values, no person shall commence any multifamily, commercial or industrial use, or erect 
any structure or change the occupancy of any structure, without first obtaining approval 
of detailed site, architectural and landscaping plans, as set forth in this section, prior to 
the issuance of a building permit.  

(b) Review. The Plan Commission shall review site, architectural, lighting and landscaping 
plans for the following activities within each zoning district: 

 (1) R-1A, R-1 Single Family and R-2 Two-Family Residence Districts 
a. Any proposed use that is listed as requiring site plan approval or a special 

use permit. 
 (2) R-2A, R-3 and R-4 Multi-Family Residence Districts 
  a. Any proposed new construction. 

b. Any proposed use that is listed as requiring site plan approval or a special 
use permit. 

c. Any proposed addition or expansion to a non-conforming lot, structure, or 
use. 

d. Any proposed addition or expansion which exceeds five percent (5%) of 
the building square footage or five hundred (500) square feet, whichever 
is less. 

(3) C-1 General Commercial, C-2 Central Business District, C-3 Business and 
Office, C-4 Business Park,   I-1 Heavy Industrial, and I-2 General Industrial 
Districts. 

 a. Any proposed new construction. 
b. Any proposed use that is listed as requiring site plan approval or a special 

use permit. 
c. Any proposed addition or expansion to a non-conforming lot, structure, or 

use. 
d. Any proposed addition or expansion which exceeds five percent (5%) of 

the building square footage or five hundred (500) square feet, whichever 
is less. 

e. A change in occupancy (this requirement does not include a change in 
tenant or proprietorship of a substantially similar use to that which existed 
previously). 

 (4) R-MH Residential Mobile Home District 
  a. Any proposed mobile home park. 
  b. Any change or expansion to an existing mobile home park. 



 
(c) Procedure and Requirements.  All site plans shall be submitted according to the 

policies, procedures, and requirements outlined in the City of Menasha Site Plan Review 
Guide.  
 

(d) General. Site development shall be compatible with existing or permissible adjacent or 
surrounding development, street layout and traffic flow. 

 
(e)  Site Design.  

(1) Ingress/Egress and Driveways. The design of all driveways and points of 
ingress/egress shall conform to the requirements of Section 13-1-51. 

(2) Parking and Loading.  All off-street parking and loading shall conform to the 
requirements of Sections 13-1-50 and 13-1-51. Off- street parking shall be 
arranged for convenient access and safety of pedestrians, bicycles and vehicles.  

(3) Fire Protection. A plan for site access shall be provided including the location of 
fire hydrants, the location, width and turning radii of access drives and the type of 
building for fire protection purposes. 

(4) Truck Docks and Loading Areas. All buildings shall be constructed and located 
such that the Fire Department can have access around the building during the 
entire year.  

(5) Storage of Waste and Trash. Except on through lots, waste and trash 
receptacles shall not be located in the front or street side yard, and shall be 
screened from view enclosed by a fence or solid material, or by a combination of 
the fencing and landscaping, and shall comply with the following standards: 

 a. The screening shall be at least six (6) feet in height. 
b. Screening shall accomplish 75% opacity at the time of installation and 

shall accomplish the desired screening throughout the year. 
(6) Other Screening. Where it is deemed appropriate or desirable to install screening 

to restrict view and/or absorb noise, the Plan Commission may require any of the 
following: 

 a. Additional planting materials. 
 b. Fencing. 
 c. A berm. The slope of the berm shall not exceed 33% (3:1). 

 
(f) Architectural Design and Materials. 

(1) Architectural Design Plan Submittals. An architectural design plan (to scale) must 
be submitted. It shall include all building elevations with dimensions, entrances, 
architectural features and building materials and colors. 

 
(2) General. Building design shall complement the building site and be compatible 

with existing or permissible adjacent or surrounding buildings and development. 
Building design shall be compatible with existing and proposed adjacent routes of 
circulation for vehicles and pedestrians. All side and rear elevations shall be 
given architectural treatment compatible with the front elevation of the building. 

 
(3) Walls. No building shall have long expanses of uniform and flat walls. 

Reasonable articulation of building facades shall be provided by using offsets, 
recesses and/or projections, changes in plane, changes in height, windows, 
awnings, arcades and/or colonnades. Use of awnings shall be limited to above 
windows and entrances. Awnings shall be attached to a vertical wall. All sides of 



a building that are open to public view from any street or highway shall receive 
equal architectural design consideration. 

 
(4) Roofs. No building shall have long expanses of uniform roof planes. Reasonable 

articulation of roof lines shall be provided by using a pitched roof, a partial roof, 
or parapet walls of varying heights, dormers, overhangs, arches, stepped roofs, 
gables, or other similar devices. All flat roofs shall be screened with parapets on 
all sides of the building. If no roof top equipment exists, the parapet shall be a 
minimum of 18 inches high. All parapets shall feature cornice treatments and 
shall provide a cap to demonstrate that the upper edge is the top of the building. 

 
(5) Roof Equipment. The placement of rooftop mechanical equipment is 

discouraged. If roof mounted mechanical equipment is necessary, it shall be 
screened from view from adjacent streets and highways and adjoining residential 
uses or residential zoning districts. Acceptable screening shall be accomplished 
by raising the parapet on all sides of the building to be as high as the equipment, 
or a secondary roof screening system that encloses groups of units. Screens 
shall be aesthetically incorporated into the design of the building and have 
materials that are compatible with the building. In no case shall wooden or vinyl 
fences, or chain-link fencing with slats be used as rooftop equipment screens. 

 
(6) Ground Equipment. Ground mounted mechanical equipment shall be screened 

from view with wing walls, landscaping, or a combination of both. 
 

(7) Customer/Public Entrances. Customer and public entrances shall be designed 
with one or more of the following: canopy, overhang or arch above entrance, 
recess or projection in the building facade surrounding the entrance, peaked roof 
or raised parapet structure over the door. 

 
(8) Building Materials.  

a. Primary building materials shall ordinarily be limited to not more than four 
types per building provided, however, that long uninterrupted expanses of 
a single material shall be prohibited.  

b. The use of metal siding exclusively on any building is prohibited.  
c. At a minimum, the following shall apply: 

District Minimum Construction Material 
Requirement 

Special Uses in the R-1, R-1A, R-2, R-2A, R-3, 
and R-4 districts 

75% Brick or natural stone 

R2A Front façade only, brick or natural stone 
R-3 75% Brick or natural stone 
R-4 75% Brick or natural stone 
C-1 75% Brick or natural stone 
C-2 75% Brick or natural stone 
C-3 75% Brick or natural stone 
C-4 75% Brick, natural stone or decorative 

concrete masonry units 
I-1 Lower 1/3 of the building shall be architectural 

masonry, architectural composite aluminum or 
steel panels, glass, or a combination on any 



side of the building fronting upon or open to 
view from a public view or highway  

I-2 Lower 1/3 of the building shall be architectural 
masonry, architectural composite aluminum or 
steel panels, glass, or a combination on any 
side of the building fronting upon or open to 

view from a public view or highway 
PUD See Section 13-1-33 
R-MH See Article H 
TND See Section 13-1-38 

d. EFIS shall not be allowed on the bottom 3 feet of a building or on more 
than 25 percent of a building elevation. 

e. Except in the I-1 and I-2 Districts, vinyl siding, aluminum siding, enameled 
steel, non-decorative concrete masonry units, and glass are prohibited as 
primary façade materials for any building elevation. 

f. Secondary façade materials may be used for architectural details or 
enhancements.  Such materials shall be high quality, durable, and not 
cover more than twenty-five percent (25%) of the building façade for all 
districts except the I-1 and I-2 districts. All secondary materials shall be 
approved by the Plan Commission. 

 
(9) Innovative Materials and Design. The Plan Commission may approve other 

durable high quality building materials or alternative building designs to facilitate 
the use of recycled materials, alternative energy systems, and other 
environmentally friendly “green” construction and design. 

 
(10) Chain or Franchise Design. Chain or franchise design, characterized by large 

logos and/or colors used over large expanses of a building or other building 
formats incorporating trademarked or brand-identified design features is 
discouraged and may be disapproved by the Plan Commission if found to be in 
conflict with local architectural composition, character, vernacular, and historic 
context.  

(11) Accessory Structures. Accessory structures shall be given compatible 
architectural treatment to the principal structure. 

 
(g) Landscaping Design and Materials 

(1) Landscape Plan Submittals. A landscape plan (to scale) must be submitted. It 
shall include details of all proposed landscaping, buffering and screening, 
including the estimated costs. The landscape plan shall be prepared by a 
landscape professional and shall show the location and dimensions of all existing 
and proposed structures, parking, drives, rights-of-way, and any other permanent 
features, and the following landscape information: 
a. A plant list, with estimated costs, and a coverage chart showing the 

location, quantity, size (at time of planting and at maturity), spacing, and 
common names of all landscape materials used. 

b. The location and type of existing trees over four inches in diameter 
(measured six inches above the ground) within the area to be developed. 

c. The location and percent slope of all proposed berms (using one-foot 
contours). 

d. Other information as stated in the Site Plan Review Guide. 



 
(2) General. The following minimum landscape area per district shall apply: 
 

District Minimum Landscaped Area 

Special Uses in the R-1, R-1A, R-2, R-2A, R-3, 
R-4 districts 

20% 

R2A 25% 
R-3 20% 
R-4 20% 
C-1 15% 
C-2 5% 
C-3 20% 
C-4 20% 
I-1 5% 
I-2 5% 
PUD See Section 13-1-33 
R-MH See Article H 
TND See Section 13-1-38 
 

(3) Landscaping Adjacent to Buildings. A landscaped buffer not less than three feet 
in width shall be provided at the base of the principal building facing a public 
street or parking exposure. At least 50 percent of building perimeter landscaping 
shall be landscaped utilizing plant materials other than turf. Plant materials shall 
be comprised of a minimum of 25 percent evergreens but no more than 50 
percent evergreens. 

 
(4) Perimeter Landscaping. The front setback area shall be landscaped except for 

points of ingress and egress approved by the Plan Commission. At least one 
canopy tree, not less than 1.5 inch caliper shall be provided for every 35 linear 
feet along the perimeter of the site adjacent to the street. (This provision may be 
waived by the Plan Commission if the site is already wooded.) At least 25 
percent of the perimeter area shall be landscaped utilizing plant material other 
than turf. Plant materials shall be comprised of a minimum of 25 percent 
evergreens but no more than 75 percent evergreens. 

 
(5) Parking Lot Landscaping. 

a. Perimeter Screening. All parking lots adjacent to a street shall provide a 
landscaped buffer along the street not less than 8 feet in width. At least 
one canopy tree, not less than 1.5 inch caliper and five shrubs shall be 
provided for every 30 linear feet within the perimeter. Shrubs shall be 
maintained to a height of not less than three feet and shall be comprised 
of a minimum of 50 percent evergreens. The perimeter screening may be 
combined with the perimeter landscaping requirement in sub(4) above 
provided, however, that plantings of this section are required. 

b. Interior Landscaping Areas. Parking lots 5,000 square feet or larger shall 
provide interior landscaping areas totaling not less than 10 percent of the 
parking area. Interior landscaping areas may include landscape islands, 
landscape peninsulas, or planting strips. Each such area must be a 
minimum area of 100 square feet and shall contain at least one canopy 
tree not less than 1.5 inch caliper, plus shrubs and/or groundcover. Turf is 



prohibited. Landscaped areas shall be protected by curbing or other 
means approved by the Plan Commission. Landscaped areas shall 
provide a minimum of 30 inches for vehicle overhang. 

 
(h) Outdoor Lighting. 

(1) Lighting Plan Submittals. A lighting plan is required for all areas containing 
outdoor lighting, including, but not limited to, floodlighting, security lighting, event 
lighting or the lighting of off-street parking and loading areas.  Such plan shall 
become an integral part of any site plan review application. No building permit 
shall be issued without first obtaining approval of a required lighting plan. 

 
The details of exterior lighting shall show the location and dimensions of all 
existing and proposed structures, parking, drives, rights-of-way, and any other 
permanent features, and the following lighting information: 

 
a. Photometric calculations shall be detailed on an exterior lighting plan 

unless waived by the Community Development Director.  Photometric 
calculations shall be based on the “mean’ light output per the 
manufacturer’s values of the specified lamp and luminaire photometry 
data formatted on Illumination Engineering Society (I.E.S.) file compiled 
by an approved testing laboratory.  The details provided for exterior 
lighting shall include point-to-point photometric calculations at intervals of 
not more than ten (10) feet, at ground level, and may also be required at 
six (6) feet above ground level, depending on the applicable risk factors. 

 
(2) General. Site lighting shall be designed to provide adequate illumination of 

driveways, parking areas, pedestrian paths, building entrances and other areas 
to promote public safety and prevent the glare of light on adjacent properties. 

 
(3) Lighting Standards – Configuration, Pole Height and Timing.  

a. All exterior lighting shall be of full cutoff design and directed downward 
and away from adjoining property, with luminaires shielded to prevent 
glare. 

b. Trees and shrubs shall not interfere with the distribution of exterior 
lighting necessary for security purposes as required by this section. 

c. Security lighting above building entrances, parking lots, off-street loading 
areas and service entrances shall have a Color Rendition Index (CRI) of 
50 or higher, and be incorporated in exterior areas going to and from the 
building(s) or use(s) within the site. 

d. All exterior fixtures, when used for security purposes, except for parking 
lot lighting, shall be illuminated from dusk until dawn, unless otherwise 
specifically designated on the site plan and as approved through the site 
plan process. All other exterior lighting that is not necessary for security 
purposes shall be turned off one (1) hour after the close of business. 

e. Any exterior lighting device designed for security lighting shall be 
protected by weather and vandal-resistant covering, a managed light 
source for controlling the times of illumination and fully shielded and 
directed down to minimize glare and intrusiveness on adjacent properties 
or rights-of-way. 



f. Lighting in multi-level parking ramps shall be evaluated on a case-by-
case basis to maximize safety and to minimize unnecessary glare to 
adjacent or nearby residential areas. 

g. Pole height shall not exceed the height of the principal building, or twenty-
five feet, whichever is less. 

h. Lighting poles or luminaires may not be placed in Transitional Areas.  
Poles exceeding fifteen (15) feet in height shall have a minimum setback 
of thirty (30) feet where the parcel abuts a residential district or use. 

 
(4) Minimum Illumination Guidelines – Security Lighting. All minimum illumination 

guidelines for security lighting listed in this section shall be maintained from 
ground level to a height of six (6) feet. The minimum to maximum uniformity ratio 
may range up to 6:1 in acceptable layouts. In some circumstances, customer 
convenience, closed-circuit surveillance, and commercial entertainment uses 
may require a higher level of lighting. 

 
(5) Outdoor Lighting Intensity Standards. When outdoor lighting is proposed or 

required, the following standards in the table on the following page shall apply 
and the “activities” as described in the table shall be assigned and evaluated by 
the Menasha Police Department and Community Development Department 
based on the type of use, the hours of operation and the area in which the use is 
located. 

 
 

Light Use Minimum 
Horizontal Foot-

Candles 

Maximum 
Horizontal Foot-

Candles 

Additional Regulations 

Parking Lot 0.5 5.0 

(1) Areas used for parking or vehicle storage 
shall be illuminated in accordance with the 
requirements for parking lot lighting. 

 
(2) Parking lot lighting shall have a Color 

Rendition Index (CRI) of 50 or higher. 
 

Outdoor display and 
sales 

- 5.0 - 

Canopies and drive 
through facilities 

5.0 20.0 

(1) Luminaires mounted on or under canopy 
ceilings shall be full cutoff, unless indirect 
lighting is used whereby light is directed 
upward and then reflected down from the 
ceiling of the structure.  In this case, 
luminaires must be shielded so that direct 
illumination is focused exclusively on the 
ceiling of the structure. 

 
(2) Lights shall not be mounted on the top or 

sides of a canopy and the sides of a 
canopy shall not be illuminated. 

 
(3) Lighting for drive-through facilities must 

be fully shielded. 
 
(4) Canopy and bay lighting shall have a 



Color Rendition Index (CRI) of 50 or 
higher 

Outdoor activity 
facility 

All outdoor entertainment or recreational/sports facility lighting will be reviewed for 
compliance with minimum site lighting criteria and light trespass criteria and with 
regard to the intent of these exterior lighting standards to minimize the impact of light 
trespass and glare on all surrounding properties and public rights-ofway. 

High Risk Activity 
(e.g. bank deposit 
night drop or ATM)  

4.0 5.0 
Lighting shall have a Color Rendition Index 
(CRI) of 50 or higher 

Medium Risk Activity 
(e.g. convenience 

store open 24 hours) 
2.0 4.0 

Lighting shall have a Color Rendition Index 
(CRI) of 50 or higher 

Low Risk Activity 
(e.g. place of 

worship, office) 
0.5 2.0 

Lighting shall have a Color Rendition Index 
(CRI) of 50 or higher 

 
6. Light Trespass. All areas containing outdoor lighting (except public street lighting) shall 

limit light trespass onto adjacent property, when measured at any point along a property 
line, to the requirements set forth below. Compliance shall be achieved by utilizing fixture 
shielding, directional control designed into fixtures, fixture location, height, or aim or a 
combination of these or other factors. 

 

District Adjoining Subject Property 
Maximum Light Spillage to Adjoining Lots 

Measured in Foot-Candles 

A-1, R-1, R-1A, R-2, R-2A, R-3, R-4, PUD, R-
MH, TND 

0.20 

C-1, C-2, C-3, C-4, I-1, I-2 0.50 

 

(7) Exterior Illumination of Buildings and Other Vertical Structures. When buildings or other 
structures are illuminated, the design for the illumination shall be in accordance 
with the following: 
a. The illumination of buildings shall be limited to security lighting or 

highlighting unique architectural features. 
b. Luminaires shall be located and/or aimed such that light is directed only 

onto the building surface. All luminaires used to illuminate buildings shall 
be fully shielded. 

c. For statues, monuments, fountains, or other objects for which it may not 
be possible to illuminate with downward lighting, upward lighting may be 
used only in the form of spotlights that confine the illumination to the 
object of interest. 

d. If upward lighting is used to illuminate flags, only spotlights shall be used; 
floodlights directed above the horizontal shall not be used to illuminate a 
flag. 

 
(8) Neon Lighting. Light sources consisting of glass tubes filled with neon, argon, 

krypton, or other similar gas (hereafter referred to as “neon lighting”) are 
excluded from shielding and line-of-sight requirements. However such lighting 
shall be included in the light trespass requirements of 13-1-12(h)(6). 
Furthermore, neon lighting shall not be considered as security lighting. 

 
(9) Other Outdoor Lighting. 

a. Outdoor lighting not otherwise specified in this code emitting more than 
one thousand two hundred (1,200) lumens (except motion detector 



activated lighting) shall be full cutoff and fully shielded. Bulbs in outdoor 
luminaires emitting from six hundred (600) to one thousand two hundred 
(1,200) lumens may be installed in luminaires that are not full cutoff and 
may be visible from the property line provided, however, such bulbs shall 
be frosted glass or covered by frosted glass or other similarly translucent 
material. 

b. A spotlight or floodlight of less than one thousand eight hundred (1,800) 
lumens need not be full cutoff or fully shielded if its center beam is aimed 
at a point not beyond any property lines and no less than forty-five 
degrees (45º) below horizontal, is used for security lighting purposes only, 
and is motion detector activated and cycles off within five (5) m-inutes 
after -the cessation of motion within its field of view. 

c. Tower or antenna lighting except those owned or operated by a 
governmental entity, shall not be permitted unless required by the Federal 
Aviation Administration (FAA). 

 
(10) Exceptions. 

a. The temporary use of low wattage or low voltage lighting for approved 
festivals, celebrations, and the observance of holidays are exempt from 
this section except where they create a hazard or nuisance from glare. 

b. Consideration to light trespass requirements shall be demonstrated prior 
to commencing the use of the temporary lighting. 

c. Emergency lighting, public street lighting and traffic control lighting shall 
be exempt from the requirements of this section. 

 
(11) Removal pursuant to public order. Lighting found by a governmental agency to 

create public hazard can be ordered removed or altered. 
 
(i) Approval. Each site, architectural, landscaping, and lighting plan shall be approved by 

the Plan Commission. Each approved plan shall bear the signature of the Director of 
Community Development or his/her designee along with the date of approval. The 
Director of Community Development may authorize plant substitution or minor changes 
to the landscaping plan. Each approved site plan shall be numbered and filed with the 
City Department of Community Development. Any conditions of approval shall be met 
before issuance of a building permit. 

(j) Site Improvement Agreement. As a condition of approval, the landowner shall enter 
into a Site Improvement Agreement with the City, containing the following provisions: 

a. Identifying the approved site plan. 
b. Identifying the approved landscaping plan. 
c. Identifying the estimated cost of required site improvements for parking, 

access, sidewalks, landscaping and plants, and other required 
improvements. 

d. Providing for a completion date for all activities. 
e. Providing for reasonable and regular maintenance and replacement of 

plantings necessitated by death or disease. 
f. Providing for the submittal of an as-built landscaping plan after 

installation. 
d. Providing for a financial guarantee in the form of a cash escrow deposit 

with the City, or a letter of credit for the benefit of the City and in the name 
of the City in an amount not to exceed the estimated costs of the required 



improvements including landscaping and plant costs, for a term 
commensurate with the completion date plus: 

i. Three additional months, for parking, access, sidewalks for 
the purpose of ensuring that required improvements will be 
timely completed. 

ii. One additional year for landscaping activities, for the 
purpose of ensuring that required landscaping will be 
timely completed and failed plantings will be replaced. 

(k) Compliance. Failure to comply with an approved site, architectural, landscaping or 
lighting plan shall be deemed an ordinance violation. 

 
SECTION 2:  This Ordinance shall become effective upon its passage and publication as 
provided by law. 
 
 
Passed and approved this __________ day of ____________________, 2007. 
 
 
 
      _____________________________________ 
      Joseph F. Laux, Mayor 
 
 
    ATTEST: _____________________________________ 
      Deborah A. Galeazzi, City Clerk 
 
 
 
 



 
O - 26 - 07 

 
 

AN ORDINANCE RELATING TO MONUMENT SIGNS 
 
Introduced by Alderman Wisneski 
 
The Common Council of the City of Menasha does ordain as follows: 
 

SECTION 1:  13-1-67(c) is repealed and recreated as follows: 
 
(c) Monument Signs. Monument signs shall be permitted subject to the following 
standards: 

(1) Monument signs shall keep the first two (2) feet of the sign closest to the ground 
free of sign copy for the purposes of snow storage and landscaping. This portion 
of the sign shall not be counted toward the calculation of the allowable sign area. 

(2) Monument signs must incorporate design details, materials, and colors of the 
associated building(s). EFIS shall not be allowed on the bottom 3 feet. 

(3) Monument signs may be internally illuminated; however they shall be designed to 
minimize the amount of light that is transmitted through the sign panel. The 
display of white light should be limited to the sign copy. If lighting the sign copy 
only is not an option, the display of internal illumination through the background 
shall be controlled by limiting its size to 30% of the sign area, changing the shape 
of the sign to reduce the lighted surface area, using a dark color, using an 
opaque screen, or a combination of these features. 

(4) The maximum height of the sign base shall be no more than 1/3 the total sign 
height. 

 
SECTION 2:  This Ordinance shall become effective upon its passage and publication as 

provided by law. 
 
 
Passed and approved this __________ day of ____________________, 2007. 
 
 
 
     _____________________________________ 
      Joseph F. Laux, Mayor 
 
 
   ATTEST: _____________________________________ 
      Deborah A. Galeazzi, City Clerk 
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EXECUTIVE SUMMARY 
 

Sargent & Lundy was asked to evaluate several issues related to the overall performance of the Menasha 

Utilities (MU) steam plant project.  Summaries of these evaluations are provided in the table below: 

Issue Description Evaluation 

Steam Sales 

Assumptions 
The Business Model overestimated the 
volume of steam sales.  Approximately 
15% less steam is sold on an annual basis 
than expected in the Business Plan.  

Plant personnel reported that steam sales were based 
on purchasers’ actual historical production of steam.  
However, such production also included steam that 
was ultimately vented to the atmosphere and not 
used.  Thus actual demand once MU had taken over 
as steam supplier was not as high as expected.  This 
issue can be used as part of Menasha’s justification 
for renegotiation of existing contracts.  The extra 
capacity also indicates the possibility of obtaining a 
new client to increase the rate of utilization of MU’s 
existing capacity. 

Electricity Sales 

Assumptions. 
Sales revenues into the MISO market 
were also overestimated due to 
overestimation of sell prices.  

MISO market sales come from the condensing  
turbines 3 and 4.  MISO pricing at all times has not 
been as high as expected, but the minimum load 
requirements of MU’s boilers have required 
generation from turbines 3 and 4 during periods 
when revenues do not cover variable costs, resulting 
in financial losses.  Financial performance would be 
improved by reducing equipment minimum load 
requirements and by banking boilers during low 
load periods, so as to reduce the amount of 
operating losses incurred. 

Cost Overruns Additional capital was spent to resolve 
unexpected issues and resulted in startup 
delays including desuperheater problems, 
RO system startup, backpressure turbine 
startup, and ID fan repairs. 

Capital expenditures for start-up and unforeseen 
issues cannot be mitigated at this point in 
construction and are now sunk costs. 

Coal Building Design 

Issues. 
Excessive vibration from a vibratory coal 
feeder exists. 

A Benetech draft report issued in April 2007 
indicates that the vibrating screener is not necessary.  
Sargent & Lundy agrees with that assessment.  
Nevertheless, observations made during Sargent & 
Lundy’s walkdown indicate that a detailed structural 
evaluation of the coal handling building in which 
this vibrating screener is located should be 
performed. 

Spare Parts. Capital and spare parts are insufficient. While the plant either possesses or has means for 
obtaining parts for its control and electrical systems, 
there is no master list of spare parts with stocked 
and required quantities.  A plant that is required to 
operate reliably over the long-term must have such a 
list.  The construction of such a list requires a 
knowledge of the criticality of each part (for 
example, the impact of unavailability of the part on 
the capacity of the plant), the lead time for obtaining 
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Issue Description Evaluation 

the part, and an evaluation of the proper full stock 
and re-order quantities of each part. 

Fuel Contracts and 

Quality 
The coal contract requires an extension 
from the June 1, 2007, 100K ton limit, 
presently by C. Reisse Coal. Coal quality 
issues existed November 2006 to 
January 2007—high moisture and low 
heating value—increasing costs and 
lowering revenue.   

The plant has changed to DTE  Coal Services, Inc., 
a subsidiary of DTE Corp., the holding company of 
Detroit Edison, as fuel supplier.  DTE is a 
significant shipper of Powder River Basin coal.  
This change has resulted in a significant reduction 
in fuel prices.  Problems in fuel quality of the 
previous supplier, C. Reisse, is believed by plant 
personnel to be attributable to the selections made 
by the C. Reisse from its stockpiles in Green Bay 
for shipment to the plant.  We agree with MU’s 
decision to switch fuel suppliers. 

Backpressure Turbine There were delays in revenue from the 
backpressure turbine due to its delayed 
startup, and it still has commissioning 
issues that must be resolved. 

The low pressure admission valves of the new 
backpressure turbine do not function properly and 
are not in service.  Plant personnel indicated that the 
manufacturer, Dresser Rand, has promised verbally 
to supply equipment adequate for the service 
required.  However, no written scope of work, 
schedule, or guarantee has been provided.  While it 
may be difficult to make Dresser solve the problem 
in a timely fashion, it is important, when a solution 
concept is developed, that Dresser provide a written 
scope of work and schedule that MU can review and 
accept it or not.  It is also important that Dresser 
provide some guarantee that the solution will work 
and that there be some remedy if it does not. 

Plant Efficiency Plant in-plant steam loads are higher than 
expected. 

Design heat balance diagrams indicated an auxiliary 
steam flow of 20,000 lb/hr.  Operating experience 
has shown a level of 50,000 lb/hr.  No guaranteed 
heat balance was provided.  In utility applications, a 
guaranteed steam turbine heat balance is often 
provided by the steam turbine supplier, or an overall 
plant efficiency guarantee is made by the 
engineering, procurement, and construction (EPC) 
contractor.  MU plans to install another level of 
feedwater heating, using plant boiler blowdown 
steam, in order to reduce auxiliary steam usage.  It 
appears that this element of the plant modification 
program had been part of the original scope of 
supply but was omitted during construction. 

Steam Contracts – 

Existing and New 
Steam contracts will require 
renegotiation. The present steam sale 
prices are based on selling 200,000 lb/hr.  
A flow of 140,000 lb/hr is the actual sales 
peak. 

The discrepancy between forecasted and actual 
steam sales requires that MU renegotiate existing 
contracts, and it also indicates value in the 
possibility of obtaining a new steam sales customer.  
Any new or renegotiated contract should contain 
some provision for “minimum take,” a minimum 
amount of steam that the customer will take from 
MU, for which payment will be made whether or 
not the steam is actually used by the customer.  The 
associated “take-or-pay” payments should be sized 
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Issue Description Evaluation 

to cover all fixed costs of the plant, including 
principal and interest payments, and the contract 
should separately provide for recovery of all 
variable costs associated with the take-or-pay 
volumes. This will significantly reduce the risk that 
the plant will not be able to meet its debt service 
obligations. 

Specific points highlighted in MU’s request for proposal to S&L are summarized as follows: 

• Debt Coverage:  We project that if the general obligation debt rollover scheduled for 9/1/2007 is 

completed as planned, and also subject to the assumptions discussed in the report for the scenario we are 

considering as the base case, the steam utility will have adequate cash to meet debt service obligations for 

2007-2009.  A cash shortfall for debt service is projected for 2010 under the base case assumptions, 

however, resulting in a coverage ratio of only 0.71.  Assuming a shortfall in 2010 would preclude 

completion of the debt rollover MU projects for 2011, cash generation would be inadequate to cover debt 

requirements in all remaining years of the analysis.  Typically the shortfall is about 30% in the early years 

(i.e., typically about 70% of debt service coverage). 

• Financial and Technical Analysis of Why Current Business Plan is Not Working:  The principal 

problem with the business plan is that the tariff structure and project costs do not generate enough free cash 

to cover debt obligations.  The mismatch probably can be reduced somewhat by improvements to 

operations, such as reduction in plant auxiliary steam requirements, but it will not be possible to cover debt 

cash requirements without renegotiating the steam sales tariffs upward. 

• Specific Recommendations to Improve the Current Cash Flow Situation or Sell the Steam Utility:  

Two measures are required:  (1)  Reduce costs by undertaking operational improvements such as reducing 

auxiliary steam requirements and (2) increase revenues by renegotiating steam sell prices.  Regarding 

possible sales of the utility, without renegotiation of steam sell prices it will not be possible to sell the 

utility for a price high enough to retire its debt.  Our estimate of the range of price for sale of the utility, if 

sold debt-free, is $13 million to $17 million, an amount which is less than half the utility’s debt of 

$39.2 million projected for the end of 2007. 

• Examine Adding New Customers:  The only prospective new customer which could make a significant 

difference in MU’s cash situation is SCA.  SCA could absorb all of MU’s existing spare capacity if it 

elected to become a customer.  Adding SCA under the current tariff structure would not eliminate the cash 
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shortfall, because MU would be just increasing its volume of sales it makes at inadequate prices.  Adding 

SCA at current tariffs would modestly reduce cash shortfalls, but not enough.  Higher prices for all steam 

sales will be needed to achieve adequate coverage of debt.  Adding SCA would reduce somewhat the 

magnitude of the price increase the other customers would have to face to restore the utility’s financial 

health. 

• Steam Pricing:  To meet debt requirements at a 1.0 coverage level plus provide some savings to customers 

relative to self-generation cost—10% savings for example—under MU’s existing cost structure, with some 

allowance considered for plant capital spending, sell prices for steam would have to increase by about 15% 

to 20% by the 2010-2012 time frame, and that increase perhaps could be phased in although we have not 

investigated a phase-in scenario in any detail.  If some margin above exactly meeting debt requirements is 

to be achieved, correspondingly higher steam sell prices would be required.  Also if the Poyry report’s 

relationship between coal use and plant production does not reflect actual operations, the percentage change 

could be different because these calculations rely on the Poyry figures regarding coal consumption. 

• Sale of the Utility:  The value of the utility, based on its net cash generation and discounted at our estimate 

of the cost of capital for a private buyer which pays income tax, is estimated to be in the range of 

$13 million to $17 million under our Base Case assumptions.  This is considerably less than the utility’s 

debt, which is projected to be $39.2 million at the end of 2007.  Achieving a valuation that would enable 

sale of the utility for an amount adequate to cover existing debt would require higher net cash generation 

(revenues less expenses), and the largest part of that would have to come from higher steam sales prices. 

 

 



 

 
1-1 

SL-009162 

 

 
 Project 12151-001 

1 INTRODUCTION 

Sargent & Lundy (S&L) was asked by Menasha Utilities (MU) to evaluate options for resolution of problems 

with meeting debt obligations associated with renovations to its steam plant. The MU Business Plan associated 

with the project made assumptions that have since proved incorrect, and projected revenues are insufficient to 

meet projected long term debt service.  

Sargent & Lundy was asked to evaluate several issues, including: 

• Steam Sales Assumptions.  The Business Plan overestimated steam sales.  Approximately 15% less 

steam, by volume, is sold on an annual basis than was expected in the Business Plan.  

• Electricity Sales Assumptions.  Revenues from sales of electricity into the MISO market also were 

overestimated due to an overestimate of MISO pricing.  Lower than expected steam sales contributed 

to the electricity revenue shortfall, because some electricity revenue is a byproduct of steam sales. 

• Cost Overruns.  Additional capital was spent and schedule extensions were required to resolve 

unexpected technical issues, including desuperheater problems, RO system startup, backpressure 

turbine startup, and ID fan repairs. 

• Coal Building Design Issues. Excessive vibration from a vibratory coal feeder exists. 

• Spare Parts.  Capital and spare parts are insufficient. 

• Fuel Contracts and Quality.  Coal supply commitments require an extension from the June 1, 2007, 

100K ton limit.  Supplies presently are from C. Reisse Coal, but DTE has been added as a supplier and 

will eventually become sold supplier. Coal quality issues existed from November 2006 to 

January 2007 (high moisture and low heating value), increasing costs and lowering revenue. 

• Backpressure Turbine.  There were delays in revenue from the backpressure turbine due to startup 

delays for that equipment, and commissioning issues remain that must be resolved. 

• Plant Efficiency.  Plant in-plant steam loads are higher than expected. 

• Steam Contracts – Existing and New.  Steam contracts require renegotiation.  Present steam sales 

prices are based on selling 200K pph.  The actual sales peak experienced has been at 140K pph.  

Review potential new customers. 
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Sargent & Lundy conducted a site visit and had discussions with plant personnel on May 8, 2007 in Menasha, 

Wisconsin. 
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2 CURRENT SITUATION 

2.1 FACILITY DESCRIPTION AND OPERATING HISTORY 

The Menasha Steam Plant consists of two steam boilers and three steam turbines.  The two boilers are stoker-

fired, burning Powder River Basin (PRB) coal, and are denoted Boilers 3 and 4, respectively.  There are two 

condensing turbines, denoted Turbines 3 and 4, respectively, and a third turbine of the backpressure variety, 

denoted Turbine 5.   

Boiler 3 has a maximum continuous rated capacity of 90,000 pph of steam at 620 psig and 835 deg. F.  A Riley 

Power report provided by MU indicates that the boiler also is rated for 100,000 pph under peak load conditions 

for period of up to four hours at a time.  Furthermore, it indicates that the boiler design pressure is 725 psig, but 

it is not clear if this pertains to the boiler’s drum pressure or its superheated steam outlet pressure. 

Boiler 4 has a maximum continuous rated capacity of 100,000 pph at 875 psig and 905 deg. F. 

Boilers 3 and 4 supply steam to turbines 3, 4, and 5.  Steam turbine 5’s exhaust is delivered to steam customers.  

Supply to customers also can be made through a desuperheater and pressure-reducing valve arrangement. 

2.2 FINANCIAL PERFORMANCE SINCE CONVERSION 

The table below details the plant’s financial performance since the conversion of the plant to fire PRB coal. 

Table 2-1  Financial Performance of MU Plant Since PRB Conversion 

  
Units 2006 Actual Q1 2007 Actual 

Q1 2007 Poyry 
Report 

Steam Production Klbm  233,603 282,344 

Electrical Generation     

 MISO Day-Ahead MWh  2,899,152 0 

 MISO Spot MWh  3,878,107 9,414,000 

 MISO Total MWh  6,777,259 9,414,000 

 WPPI Wholesale MWh  6,194,905 9,370,000 

Electric Prices     

 MISO Day-Ahead $/MWh  50.20 N/A 

 MISO Spot $/MWh  44.23 63.33 

 MISO Average $/MWh  $46.78 $63.33 

 WPPI Wholesale $/MWh  $50.69 $58.50 

      

Revenue      
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Units 2006 Actual Q1 2007 Actual 

Q1 2007 Poyry 
Report 

 Sales to Industrial and Other Customers  $2,565,775 $2,265,562 $2,728,435 

 Sales for Resale  $1,291,865 $718,764 $1,307,699 

      

Direct Expenses     

 Fuel  $2,803,951 $1,701,067 $2,201,745 

 Other Operating Expenses  $1,730,906 $586,081 $644,046 

 Transmission and Distribution Costs  $8,999 $36,954 $34,706 

      

Administrative and General Expenses     

 Salaries  $25,333 $11,454 $20,830 

 Property Insurance  $31,037 $8,320 $10,016 

 Employee Pension and Benefits  $204,559 $81,708 $104,739 

 Other Admin. and General Expenses  $97,041 $18,202 $24,337 

 Lease Expense   $87,498 $87,498 

      

Earnings before Interest, Taxes, Depreciation, & Amortization  ($1,044,186) $453,041 $908,218 

      

 Interest Expenses  $1,238,087 $515,883 $440,943 

 Taxes  $62,642 $22,149 $20,703 

      

Income Before Principal Payments  ($2,344,915) ($84,991) $446,572 

The column to the right denoted “Q1 2007 Poyry Report” represents values that MU takes as its first quarter 

2007 budget for the plant.  No such values were provided for comparison of the 2006 actual values.  

It was not possible from the data provided to determine the amounts of principal payments directly related to 

conversion of the plant to fire PRB coal.  However, actual income calculated before principal payments for 

2006 and the first quarter of 2007 indicated that not enough funds were available to make required interest 

payments. Thus the financial performance of the plant since conversion is not sustainable over the long term. 

2.3 NEAR-TERM ADDITIONAL SPENDING REQUIREMENTS 

2.3.1 Acquire Adequate Spares 

The plant indicated that there is no database, computerized or otherwise, of available spare parts inventory and 

stocking records.  Discussions with plant personnel indicated that only in the area of control system electronic 

cards does the plant believe that adequate spares exist.  These discussions also revealed that electrical spares—

in particular for the variable frequency drives used in the plant—are available locally with minimal lead time. 
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It is important for future reliability for the plant to develop a database of essential spare parts and to determine 

whether to stock such items, the quantity to be stocked, and, if a particular part is not to be stocked, what the 

associated lead time for delivery of such a part would be.  The plant reported that it has operated in the past as a 

peaking plant with a low service factor.  Under the new regime of operation required by the steam supply 

agreements, service has increased significantly.  Previous methods of stocking parts is not likely to be sufficient 

to enable essentially continuous service of the plant.  The availability and reliability requirements set out by 

existing or future steam supply agreements require that essential spare parts be available in a timely fashion in 

order to reduce the exposure to potential costs associated with non-compliance with supply commitments and 

lost availability.  The plant therefore needs to develop a list of essential spare parts, a procedure for keeping 

track of the quantity of such spare parts, and a procedure for reordering such parts to maintain requisite stock 

levels.  It must then develop a plan to acquire and stock the required spare parts.  This is of the highest priority. 

2.3.2 Resolve Coal Building Vibration Problems 

The recent report provided by Benetech reviewing the coal handling systems at the plant indicates that one of  

the primary sources of the vibration problems, the vibrating screener, is not a necessary item in the coal 

handling system.  Sargent & Lundy believes this assessment is a correct one.  The removal of the screener will 

significantly reduce the vibration occurring in the crusher building.  This building’s structural system should be 

reviewed by a structural engineer to determine whether any reinforcement of the structure is required.  Such a 

review should assume that the vibrating screener has been removed from service.  Before removing the screener 

the plant should test its ability to operate with the screener taken out of service.  If all coal bunkers can be 

supplied with the crusher in service but the screener out of service, the plant should consider operating in this 

mode until a permanent coal flow design is implemented. This will allow the plant to delay the additional 

expenditure until financial conditions improve. 

2.3.3 Resolution of Steam Turbine Commissioning Issues 

Discussion with the plant indicated that Turbine 5 commissioning is not complete.  Specifically, its low 

pressure turbine steam admission valves do not function.  Discussions with plant personnel indicated that the 

associated actuators are too small for the service and that the valve trim supplied is incorrect.  The supplier, 

Dresser-Rand, has indicated that it will supply and install equipment adequate for the service required. 
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2.4 FUEL SUPPLIES 

Currently fuel is currently supplied through C. Reiss Coal Company, a subsidiary of Koch Carbon, in Green 

Bay, Wisconsin.  MU personnel indicated that supply arrangements through C. Reiss are coming to an end and 

that DTE Coal Services will be the supplier in the future, shipping fuel through the Fox River Dock in Green 

Bay.  This results in a reduction in coal prices once the commitment to C. Reiss is worked off, which is 

estimated to be by sometime in August 2007. 
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3 COMMENTS ON CURRENT BUSINESS MODEL 

3.1 STEAM SUPPLY CONTRACTS 

The current business model relies on three steam supply contracts with three clients:   

• Sonoco – U.S. Mills, Inc. 

• George A. Whiting Paper Company 

• Pechiney Plastic Packaging, Inc. (Alcan). 

The Sonoco contract requires the largest commitment of capacity, with projected annual average sales of about 

97,400 pph, according to the MU Business Plan and a peak requirement of up to 140,000 pph.  Sales under the 

Whiting and Alcan contracts are projected in the Business Plan to involve typical sales of about 7,700 pph, and 

those contract identify no peak demand supply rate obligation. 

The contracts are similar to one another, and all have the following disadvantages: 

• Minimum-Take Provisions.  The contracts require the purchaser to nominate his minimum amount of 

steam for the following year, but no requirement to take all or part of this quantity is stipulated by the 

contract.  Thus, the contracts do not have minimum-take provisions committing the purchaser to take a 

minimum number of pounds of steam during any time period.  

• Price Adjustments for Fuel Costs.  Steam pricing is such that steam charges for fuel in a given year 

are adjusted by the ratio of a “new coal price” and the fuel price in force during the previous year.  The 

exact language in each contract is different and is less precise in some cases than others, but it follows 

the method just described.  This method of indexation means that any negotiated reductions in fuel 

prices are simply passed through in full to the purchasers.   Thus the results of the indexation are not 

simply due to market supply and demand, but can also be the result of MU’s negotiation of coal prices. 

• Fuel Cost Recovery Mismatch Relative To Fuel Cost Incurred:  Beyond the fact that any savings in 

the unit cost of fuel is passed through to the steam customers without any benefit accruing to MU if 

MU is able to achieve lower fuel costs, another possible problem is a mismatch between the fuel 

quantity requirement on which the steam tariffs are based and the fuel required to produce steam, as 

well as $/MBtu unit fuel cost.  We understand from MU staff that boiler performance has not been as 

favorable as predicted, meaning that more fuel may be being consumed than predicted for a given level 
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of output.  Higher than expected consumption of auxiliary steam also contributes to higher than 

expected coal use.  Aggravating this further is that the $/mmBtu figures on which the steam tariff has 

been established were based on a higher heating value of 8,800 Btu/lb for the coal.  We understand 

from MU that excess moisture in the coal has caused the as-delivered fuel to run in the range of 8,000 

to 8,400 Btu/lb, meaning that MU is paying 5% to 10% more for each unit of heat input to the process 

than is recovered in the tariff.  It is possible that the recent change from Reisse to DTE as fuel supplier 

will alleviate or eliminate this moisture problem.  In summary, there has been both a quantity variance 

and a price variance in the fuel component of the steam tariff compared with the fuel costs actually 

experienced by MU. 

• Condensate Return.  The Sonoco contract stipulates that 75% of the mass flow of steam delivered to 

Sonoco be returned as liquid condensate.  However, it appears that no provision for any kind of 

penalty is in place if Sonoco does not return this amount over any particular period of time.  Therefore 

the contract does not force Sonoco to do so.  The Alcan contract contains language that implies that all 

steam that is condensed will be returned.  This appears to allow that facility to vent steam.  The 

Whiting contract provides for a return of 70% of the steam flow delivered, but once again no penalties 

for non-performance are present. 

Steam not returned to the plant as condensate must be made up using city water.  The plant realizes a 

cost for this make-up water.  Furthermore, since the water must be processed through the water 

treatment system, a greater mass of water is required than was lost as non-returned condensate.  This is 

because water treatment systems inherently cannot provide a full unit of treated water for each unit of 

raw water provided to them. 

3.2 ELECTRICITY SALES 

The electrical output from Turbines 3 and 4 is treated differently than the electrical output from Turbine 5. 

Turbine 5 is considered to be behind the meter, and its electrical output offsets the current electrical generation 

demand of MU from Wisconsin Public Power System, Inc. (WPPI). Revenues associated with this energy are 

equal to the avoided cost of WPPI energy that would have been sold to MU.  The output from Units 3 and 4 is 

sold by WPPI to the MISO market, and MU receives 90% of the hourly LMP price at the Menasha node. 

A small amount of revenue also is derived from sale of spinning reserve capacity to WPPI. 
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Because Turbine 5 is a backpressure turbine, steam is not condensed after passing through it.  Rather all steam 

passing through it is sent to MU’s steam customers.  The amount of power generated by Turbine 5 at a given 

time depends on the steam demand of MU’s customers.   

A major disadvantage of this arrangement is the need to maintain certain minimum levels of steam flow through 

the boilers during periods of low steam and electricity demand.  This results in more flow being passed through 

the condensing turbines 3 and 4.  If electricity pricing is not favorable at these times, the plant loses money on 

each MWh generated. 
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4 PERFORMANCE IMPROVEMENT OPPORTUNITIES 

4.1 INCREASE REVENUES 

4.1.1 Renegotiation of Steam Contracts 

4.1.1.1 Terms and Conditions 

As related above, the current steam sales contracts contain several disadvantages.  Renegotiation of the steam 

contracts should focus on: 

• Fuel Price Adjustment.  The current contracts fully adjust for actual fuel prices.  This protects MU 

from unforeseen increases in fuel prices.  MU has recently changed its fuel supply strategy and 

obtained a new supplier.  This has resulted in significant reductions in fuel pricing.  Under current 

provisions, these reductions are completely passed on to the purchasers, and MU obtains no benefit 

from making the effort to obtain fuel cost reductions.  MU should renegotiate the steam pricing in 

order to retain some of the associated savings.  This will result in a significant improvement in 

financial performance.  In order to open negotiations, it is likely that some of the reduction will have to 

be shared with the purchasers in order to obtain their agreement to renegotiate. 

Pricing of the steam in respect to fuel costs should not make any optimistic assumptions as to the 

efficiency of the plant, but rather should be based on actual historical performance to date.  Efficiency 

improvements will then provide further contribution margin to plant financial performance. 

• Minimum Take Provisions (“Take-or-Pay”).  The contracts should specify some nominal steam 

volume that each customer must take and pay for during each year of the term of the contract.  

Furthermore, the purchaser’s annual nomination should, at least as a first bargaining position, be 

subject to take-or-pay provisions.   

There would be two tiers of take-or-pay provisions.  One would be an absolute minimum value that the 

purchaser must take in each year over a long period, such as the full term of the contract.  The other 

would be the annual nominated quantity (or some fraction therefore, not below the long-term take-or-

pay quantity) that would be become a take-or-pay amount once nominated.  This commits the 

purchaser to make a good estimate of minimum steam requirements and facilitates planning for MU.  

A maximum possible take-or-pay quantity would have to also be specified so that MU’s capabilities 

were not exceeded.   
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In return, MU could provide availability guarantees that would be commensurate with the level of 

take-or-pay provisions to which the purchaser was willing to agree. 

• Condensate Return. Since steam not returned to the plant as condensate must be made up using city 

water, some liquidated damage commensurate with the increased cost of water drawn from the city 

water system should be in place in each contract in order to limit MU’s make-up water charges.  This 

charge needs to be greater than the unit cost of water from the city, because water treatment systems 

require more than one unit of raw water to replace each unit of condensate not returned. 

4.1.1.2 Pricing:  Minimum Prices Acceptable to MU 

Sargent & Lundy performed financial analyses to determine the range of steam sales prices that potentially 

could be acceptable to both MU and the mills.  Pricing acceptable to MU will be high enough to support 

continued operation of the plant and cover debt service requirements.  Appendix 1 contains projected average 

sell prices for steam under the existing tariff arrangement compared with minimum average pricing to cover 

debt service at both a 1.00 and 1.25 level. 

Minimum prices are discussed further in Section 6.2.1. 

4.1.1.3 Pricing:  Maximum Prices Acceptable to Paper Mills 

The paper mills cannot be expected to accept pricing that exceeds self-generation of steam using package 

boilers fired by natural gas, and in fact these customers may require some savings from their self-generation 

prices to compensate for the loss of control involved in reliance on an outside supplier rather than on self-

supply.  Our analyses in this report assume, for estimating maximum prices that MU could charge, that 

customers would be willing to continue with MU even if MU supply would be a breakeven relative to self-

supply.  As sensitivity studies we consider discount cases as well. 

Our estimate of the average cost of self-supply using gas-fired package boilers for MU’s existing customers is 

shown in Appendix 2. 

4.1.2 Addition of New Steam Customers 

MU has one prospective customer nearby with a significant steam requirement.  This client, Svenska Cellulosa 

Aktiebolaget, or SCA, has a steam demand that is relatively constant and that totals approximately 80,000 pph.  

A significant increase in revenue could be obtained by signing a contract with SCA.  However, MU must obtain 
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acceptable pricing, terms, and conditions.  These terms include those mentioned in the previous sections.  

Pricing must be within the ranges described above as well.  

Furthermore, plant personnel mentioned that previous discussions with SCA indicated that SCA’s main concern 

was that its supply of steam be firm.  Sargent & Lundy suggests that, rather than contract for firm supply of all 

of the requirements of SCA, MU should contract a firm supply of a lesser quantity, with contract language 

enabling provision of greater quantities when available. This will allow MU to put a larger amount of its 

capacity under contract without placing itself under undue risk of inability to comply with contract terms.  SCA 

will benefit by being able to purchase steam generated from coal rather than natural gas, thereby reducing cost 

and the volatility of fuel cost variations. 

Pricing of the SCA contract should be within the same range as for the Sonoco and other existing clients. 

4.1.3 Modifications to Power Purchase Agreement With WPPI 

We expect that the power purchase agreement with WPPI will not be a source of increased revenues or 

decreased costs. 

4.1.4 Green Credit Opportunities 

We do not believe that green credit opportunities exist.  Our past experience in this part of the country 

evaluating use of biomass, as a strategy for generating power that meets renewable portfolio standards, has 

always indicated considerable increases in fuel cost relative to using coal. 

4.2 REDUCE COSTS 

Cost reduction at the plant might be realized by the following: 

• Boiler Turndown.  The requirement to maintain certain minimum boiler output during periods of low 

steam demand means that a certain amount of the output of boilers 3 and 4 must be run through the 

condensing turbines 3 and 4, rather than the backpressure turbine 5.  This is because the demand for 

steam is too low to accept the flow through turbine 5.  In those circumstances rather than using the 

purchasers’ processes as its main condenser, the plant must condense the steam itself, and no benefit is 

obtained for any party from that condensation.  This means that any profit for the plant must be 

obtained from spot sales of electricity.  However, periods of low steam demand also generally 

correspond with periods of low electrical demand and therefore to periods of low spot market 
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electricity prices.  It is thus difficult to make a profit from spot electricity sales.  The plant should 

embark on a program of determining the lowest safe levels at which the boilers may be operated.  The 

plant also should develop a program of banking a boiler at opportune times in order to reduce steam 

output.  Discussions with plant personnel indicated that boiler startup firing is an almost entirely 

manual operation due to the boiler’s stoker design.  Therefore, it would be difficult to bank a boiler 

each night without increasing staff.  However, the possibility of banking a boiler during weekends is a 

significant opportunity to reduce losses associated with boiler minimum load operating periods.  

Another consideration in pursuit of this strategy is personnel safety; procedures must be established 

that allow these curtailments to be implemented safely. 

• Plant Steam Requirements.  Plant personnel indicated that auxiliary steam usage for preheating 

condensate to the boilers is approximately 50,000 pph and that the usage that had been foreseen was 

20,000 pph.  This increase in auxiliary steam usage reduces the salable steam capacity of the plant by 

the same amount.  The plant intends to install a condensate heating system that will use boiler 

blowdown to add additional heat to the condensate.  This will require additional capital investment, 

however.  The plant should investigate the feasibility of heating the condensate with only 20,000 pph 

of steam and accepting the resulting less favorable condensate temperature.  If the proper base price 

for steam can be incorporated into the steam supply contracts, then the additional costs of the new 

design currently contemplated will not need to be incurred. 
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5 MARKET VALUE ESTIMATE FOR EXISTING PLANT 

Appraisers typically rely on three indicators of value as a basis for estimating the market value of a production 

facility such as the MU plant  The most important of those for this situation is the facility’s value as an income-

earning investment, which is determined by means of a discounted cash flow calculation.  That is the principal 

criterion a buyer would consider in this situation in establishing an offer price. 

Other appraisal methodology indicators of value are replacement cost and comparable transactions.  

Replacement cost is useful primarily in regulatory proceedings but is not helpful for this valuation exercise.  

We are not aware of transactions involving sales of a facility such as this that could be used as a comparable, so 

that indicator of value is not available in this instance. 

5.1 FINANCIAL MODELS 

We developed two financial models of the MU plant.  One is similar to the MU business plan model and uses 

most of the same input assumptions.  The second is a cost model that estimates costs faced by MU’s existing 

customers for self-supply of steam.  Both these models are part of a single Excel file which is provided on a 

CDROM that accompanies this report. 

5.1.1 Financial Model Based on MU Business Plan 

S&L’s version of the MU business plan financial model contains the following worksheets: 

Cases Worksheet:  This worksheet defines analysis cases (scenarios) and provides a mechanism for switching 

back and forth between them.  Scenarios for different amounts of steam sales, steam sell price, capex required 

for the MU plant, and adding a customer are represented on this page.  The analyst can switch between cases by 

changing the case selection number.  The chart of debt service coverage ratio at the top of the page changes to 

correspond to the selected case. 

Inputs Worksheet:  This worksheet lists most of the inputs driving the analysis, with comments as to the source 

of those assumptions.  Some variables are piped in from the Case worksheet described above.  Blue font on 

green background is the convention for input constants.  Black font on plain background represents text or 

calculated values. 
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Most cost variables are as defined in the MU business plan financial model provided by MU staff.  However the 

Poyry report dated November 20, 2006 indicates different assumptions regarding steam sales.  Our model 

includes a toggle to switch back and forth between these two sets of assumptions, and the toggle also can be 

used to set MU sell prices equal to customer self-supply prices, possibly adjusted by a discount from full costs 

of self-supply.  We are using the Poyry steam sales assumptions as the basis for our analysis, but adjusted 

downward by 15% to reflect the fact that MU’s customers have not been taking the amounts of steam projected 

either by MU or Poyry. 

Our projections assume higher costs for ash disposal than in the MU and Poyry analyses.  Ash content in our 

calculations is assumed to be 5.5%, as in the DTE agreement, which is higher than the 5% assumed in the MU 

model.  Also the MU model assumed $12/ton for disposal cost.  Our review of MU’s agreement with Veolia, 

plus other information from MU, indicates disposal will cost somewhat over $18/ton.  The combination of these 

differences causes the projection of ash disposal cost in our model to exceed that of the MU and Poyry analyses 

by somewhat over $50,000 per year. 

The debt projections in the S&L analysis differ from those in the MU model because they are based on the debt 

service projections produced by RBC Capital Markets following MU’s debt issuance in December 2007 (i.e., 

are more up to date than in the Business Plan). 

The final area where the S&L model differs from MU’s model is with respect to escalation.  We are using the 

same escalation assumptions as MU for coal cost, city water and sanitary, PILOT, and taxes.  We are using 

different figures for other escalation, as follows: 

• MU’s model projects that city labor costs associated with the steam plant will rise at 5%/year and that non-

labor cost indexation for the OMC revenue portion of the steam sales agreements, which are indexed to a 

local Consumer Price Index which excludes energy, will rise at 3.6%/year.  Although the national CPI was 

rising at a 3.5% to 4% pace in early 2006, its year-on-year rise during the first five months of 2007 has 

averaged only 2.5% per year, and the analogous national index which excludes food and energy also has 

been rising at only 2.5%/year The specific index cited in the MU contracts (all urban consumers, Midwest 

size Class D, all items less energy, not seasonally adjusted) has increased at 2.5%/year over the last two 

years and has risen only 2.2% by May 2007 relative to its year-earlier value.  Overall inflation in the US 

economy, as measured by the implicit price deflator for gross domestic product, has averaged only 2.2% per 
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year for the last ten years.  Our base cases therefore are based on long-term escalation of the CPI and MU 

labor costs at 2.5%/year. 

• MU’s model uses 4%/year for escalation in both retail costs of power (the offset revenue of sales from #5 

steam turbine) and for MISO sales.  However the WPPI calculation in the addendum to MU’s business plan 

actually uses 4% escalation between 2007 and 2008.  Further, the US Department of Energy’s Energy 

Information Administration Annual Energy Outlook 2007 forecast issued in February 2007 includes a 

forecast of electricity prices for the census district that includes Menasha.  That forecast indicates a decline 

in real, constant-dollar electricity costs over the period 2007-2020.  DOE/EIA shows constant-dollar rates 

rising just under 2% through 2009 and then declining in constant dollar prices each year through 2027.  The 

4%/year figure in MU’s forecast therefore seems out of line on the high side.  Our base case uses 3%/year 

electricity cost escalation, as in the short-term WPPI forecast, which is higher than the DOE/EIA projection 

but which is closer to the 4% figure that Poyry found reasonable after discussions with WPPI.. 

We have included in our base case some representative figures for future capital expenditures (“capex”) on the 

plant, such as for the issues discussed in Section 2.3.  These numbers are just allowances, however, and do not 

reflect costing of the specific issues from Section 2.3 (spares, coal building and handling system, and steam 

turbine commissioning) or any other type of budgeting process.  They are representative figures that in our 

judgment are of the right general magnitude as ongoing capex for the plant in the absence of initiation of a 

major modification project.  The figures selected are $150,000 per year for 2008-2010 and $100,000 per year in 

later years, expressed in 2007 dollars and escalated to time of spending.  The early figures are higher than later 

to allow for catch-up on deferred maintenance. 

Note that our Base Case relies on the relationship between coal consumption and plant production which is in 

the Poyry report.  We have heard concerns from MU that coal consumption may be higher than the Poyry report 

basis, but we have at this point not received details on coal burn vs. production actuals since the plant has been 

in service.  We might modify these conclusions somewhat following analysis of actual coal consumption 

figures. 

Revenues Worksheet:  The Revenues worksheet calculates steam and electricity revenues.  The framework for 

the steam revenues is as in the three existing steam contracts.  Blanks are provided for up to two additional 

customers, for sensitivity studies.  The model is set up to do a 20 year study.    In rows where a formula differs 
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across a row, cells with different formulas are highlighted by pale yellow background.    Further comments on 

the revenues worksheet appear in Appendix 3. 

Expenses Worksheet:  Expenses are projected according to the values in the Inputs worksheet. 

Debt Service:  This worksheet details interest and principal obligations of MU as documented in the RBC 

Capital Markets worksheets in the September 2006 addendum to MU’s business plan, which was supplemented 

by some additional RBC tables provided to us by MU staff.  When a financing facility is paid off and 

refinanced, there typically is a small difference in the amount paid to bondholders and the amount raised in the 

new financing, and this model recognizes that difference, assuming that cash realized by MU will be equal to 

98.5% of the size of the bond issue.  The difference is equal to reoffering discount and underwriting discount. 

Summary Financials:  This worksheet combines the results of the previous worksheets to create a comparison 

of net cashflow available for debt service and projected debt service.  For the base case, which uses the Poyry 

steam take projection less 15%, MU will have adequate cash to cover debt service for 2007, provided that the 

$12.575 million general obligation flotation planned for 9/1/2007 is implemented as planned.  Adequate cash 

also would be available in 2008 and 2009 under these assumptions. However beginning in 2010 the utility is 

projected to have a coverage ratio of less than 1.0 in all years except 2011 (when a new financing is projected ) 

through 2025.  Increased revenues will be required to achieve debt service coverage if the utility is to continue 

operation, and the debt rollover scheduled for 2011 probably will not occur if debt coverage is not achieved in 

2010. 

5.1.2 Financial Model for Customer Self-Supply 

The next three worksheets of the model are a cost model that estimates costs of self-supply by Sonoco, Alcan, 

and Whiting if they were to install gas-fired package boilers instead of buying steam from MU.  The overall 

costs estimated by this model represent a ceiling for revenues to MU from these customers, because customers 

likely will not be willing to pay MU a higher cost for steam supply than what they could achieve themselves. 

Competitive Steam Inputs Worksheet:  This worksheet shows the inputs to this cost calculation.  The financial 

framework is our judgment of what paper mills would use as an evaluation basis in deciding whether to 

undertake a self-supply project or not.  The capital cost estimates for boilers needed by these three customers is 

scaled from recent estimates prepared by S&L for similar steam supply situations using gas-fired boilers.  We 

have assumed the mills would have no addition operating costs compared with their current situation where 
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they purchase steam from MU.  Maintenance is estimated at 2% of investment cost, following a guideline 

published by EPRI.  Condensate return and boiler efficiency assumptions are typical for gas-fired boilers in this 

type of application. 

The critical input assumption for self-supply analysis is fuel cost, as indicated by the analysis results where fuel 

cost is shown to represent more than 80% of the net present value of cost over the 15 year analysis period 

assumed for this study.  The Competitive Steam Inputs worksheet shows current We Energies business rates for 

natural gas supplied under its various customer codes.  We calculate that Sonoco would fall into class Fg-8 and 

the other two customers in Fg-5.  Over the last 12 months such customers have been paying We Energies 

$7.80/mmBtu and $8.21/mmBtu, respectively, for natural gas.  There is considerable variation in We Energies’ 

month to month pricing, as indicated in Figure 5-1. 

Figure 5-1  Recent We Energies Gas Prices 

 

Prices have generally been in the range of $8/mmBtu to $10/mmBtu since the beginning of 2006. 

For this study we have assumed that Sonoco, Alcan, and Whiting would pay in 2007 the average price that has 

prevailed over the latest 12 months for Fg-5 and Fg-8 customers, which is $8.21/mmBtu and $7.80/mmBtu 

respectively.  To estimate escalation in future years we turned to the recent DOE/EIA AEO 2007 forecast 

mentioned earlier, referring to their constant-dollar natural gas costs for industrial customers in the East North 

Central census area (their Supplementary Table 13), which is expressed in constant 2005 dollars.  We projected 

inflation over the period 2007-2032 and then inflated the DOE/EIA gas prices to current dollar values for this 
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cost calculation.  The resulting year 2007 cost is reasonably close to the two prices averaged from recent We 

Energies data.  The DOE/EIA year 2007 current dollar price is 2% higher than the Fg-5 cost to which Alcan and 

Whiting would be subject and is 8% higher than the current Fg-8 cost. to which Sonoco would be subject.  For 

the Fg-5 and Fg-8 customers we assumed that escalation would proceed from current We Energies rates 

according to the constant dollar escalation rates we calculated from the DOE/EIA table, adjusted using an 

assumption of 2.5% inflation to convert constant dollars to current dollars. 

Competitive Steam Costs Worksheet:  This worksheet combines the cost inputs just discussed to generate year-

by-year estimates of MU’s ceiling price based on the mills’ costs of self-supply.  Investment is assumed 

recovered uniformly over a fifteen-year analysis period beginning in 2008. 

Results are summarized in Appendix 4, assuming the three existing steam customers take the steam amounts 

estimated in the Poyry report (11/20/2006) less 15%. 

The Sonoco cost is lowest primarily because the We Energies natural gas price is lower at the gas volumes 

required by Sonoco, but also due to the fact that no package boiler capital spending would be required by 

Sonoco because it already has a gas-fired package boiler (i.e., the costs for Sonoco in Appendix 4 include just 

fuel and maintenance cost).  The Whiting rate is slightly worst than that of Alcan because the assumption  

regarding Alcan’s average to peak demand results in a somewhat higher capacity factor for Alcan, spreading 

capital out over more steam. 

5.2 VALUATION ESTIMATES 

As an indicator of value we totaled the present value of net cash flow the MU facility is projected to generate 

under existing revenue and expense assumptions.  This evaluation is based on a 9% discount rate, which in our 

experience is what customers in the paper business (the most likely type of purchaser) would consider as a 

weighted average cost of capital.  Assuming ten and fifteen year time horizons, which is what we believe such 

firms would use as evaluation horizons, the net present value of the MU facilities, exclusive of any debt 

considerations, is estimated to be in the range of $13M to $17M.  This is calculated as the net present value of 

free cash flow, less capex spending, and adjusted for federal/state corporate income tax (composite rate of 40% 

in Wisconsin) and the depreciation tax shield the purchaser would realize.  The steam utility’s debt during this 

period, as shown in the RBC Capital Markets documents, is about $39 million, so the estimated value of the 

facilities, when evaluated using existing steam sales tariffs to estimate projected revenues, is less than half the 
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outstanding debt.  Higher revenues relative to cost would be necessary to achieve a valuation exceeding 

projected outstanding debt. 
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6 ASSESSMENT OF AVAILABLE OPTIONS 

6.1 CRITERIA AND CONSTRAINTS FOR ACCEPTABLE SOLUTIONS 

Criteria and constraints for an acceptable solution include: 

• Fuel Cost Savings Retention.  An important contribution to an acceptable solution would be to allow 

MU to retain a large part of the reduced fuel costs obtained through the use of DTE Coal Services as a 

supplier of fuel. 

• Matching of Tariff Basis and Plant Fuel Consumption:  Renegotiated tariffs should be based on 

mmBtu of heat input per Klb of steam production which is achievable by the existing plant. 

• Minimum Take Requirements of Renegotiated and New Major Contracts.  It is important to place 

a significant amount of the plant’s capacity under a “take-or-pay” regime.  While it will not be possible 

to place 100% of such capacity under such terms, having a large percentage, for example 50%, 

eliminates a great deal of risk and gives the purchasers an incentive to use steam supplied by the plant.  

The need for “take-or-pay” terms must be balanced against a realistic view of the likely availability of 

the plant.  On the other hand, an obligation by MU to operate existing steam generation equipment of 

the purchasers’ under the same contract, similar to existing provisions of the Sonoco contract, actually 

provides back-up capacity without capital outlay.  While the eventuality of operating a purchaser’s 

equipment because of lack of availability of MU’s own equipment would be relatively costly, it is 

significantly cheaper than MU installing back-up capacity of its own.  This, therefore, would allow 

MU to be relatively aggressive in pursuing higher take-or-pay amounts in its major contracts. 

• Financial Constraints.  An important constraint that must be satisfied in any acceptable solution is 

that the plant be able to continue to cover all operating costs as well as principal and interest of 

associated financing over the life of the financing.  Ensuring this to a high probability will require that 

it be reasonable to forecast significant margin above these costs in a financial model of the project.  

The margin is required because unforeseen circumstances may arise and the project will need to be 

able to absorb the consequences of those. 

It is important to note that, optimization of revenues and costs, obtaining a new customer, as well as 

renegotiating of existing contracts, may facilitate the restructuring of the associated financing to further reduce 

costs.  The extent to which risks of loss can be eliminated or reduced will serve to increase that likelihood that 
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favorable financing terms can be obtained.  Pricing used for contract negotiations cannot assume such favorable 

financing, obtaining of such financing will provide further margin to protect against unforeseen circumstances. 

6.2 EVALUATION OF WORKOUT OPTIONS 

6.2.1 Continued Steam & Electric Operations 

Continuing to operate the steam plant will require increases in revenues from operations to eliminate the 

inadequate debt service coverage associated with the base case projection, plotted in Figure 6-1 for the Base 

Case. 

Figure 6-1   Base Case Debt Service Coverage Ratios 

 

Revenue increases are needed because expenses cannot be reduced enough to free enough cash to cover debt.  

We ran sensitivity studies to consider the magnitude of revenue increase needed to make the plant viable.  Some 

of the sensitivity cases assume that MU could negotiate higher prices with its existing three customers.  An 

additional sensitivity study included the possibility of adding SCA as an additional customer, assuming it would 

take an average of 40,000 pph of steam. All the sensitivity studies assume that $150K/year in capex will be 

required for years 2008-2010 and $100K/year in capex for subsequent years, and all consider that steam take by 

the three existing customers will be 15% short of the consumption projections in the Poyry report.  

If MU stays with its existing customers and can sell them steam at what we estimate to be those customers’ cost 

of self-supply using gas-fired package boilers, with no margin for savings below the cost of self-supply, the 

debt service coverage situation improves as shown in Figure 6-2. 
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Figure 6-2   Coverage Ratios For Sales at Customers’ Full Avoided Cost 

 

If the mills would require a 10% discount relative to self-generation cost to continue using MU as a supplier, 

coverage falls to less than 1.0 in some years, as indicated in Figure 6-3. 

Figure 6-3   Coverage Ratios For Sales at 90% of Customers’ Full Avoided Cost 

 

As another sensitivity we added a fourth customer at 40,000 pph average consumption, using existing pricing, 

results.  This slightly improved coverage ratios, but the result still was not acceptable, as shown in Figure 6-1.  

Increasing volume of steam sales helps little when the contribution margin per lb of steam sold is small, as is 

the case with the existing steam contract tariffs.  Also, this analysis does not take into consideration any cost for 
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interconnecting with a fourth customer.  We understand from MU that connecting SCA, the most promising 

additional customer, would require expenditures in the neighborhood of $2.5 million to $3 million, which 

would significantly cut into or perhaps eliminate the benefits of adding this customer, even if higher sell prices 

could be negotiated compared with the existing steam sales tariffs.  

Figure 6-4  Result from Adding New Customer at 40,000 pph, No Tariff Change 

 

Revenues must provide more margin relative to variable cost in order for enough money to be left over for fixed 

cost coverage.  The key to recovery is higher rates per unit of steam sold. 

6.2.2 Close Steam Plant 

If higher sell prices cannot be negotiated, one option would be to shut down the facility.  However since the 

plant does generate some margin above cost, shutdown would result in loss of a long-term cash stream of about 

$3M per year (revenues less costs).  This is less than the steam utility’s long-term debt service obligation, 

which is projected to exceed $4M beginning in 2012, but it does represent partial fulfillment of that 

requirement and might be able to support a revised debt service stream if funds can be raised from other sources 

to supplement what the steam plant generates.  Scrapping the plant and selling the equipment and property 

would not raise enough funds to make a significant contribution to payoff of the steam utility’s debt.  The assets 

have more value as an in-place producer of income than as salvage material. 
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6.2.3 Facility Sale 

As described in Section 5.2, we estimate the value of the steam utility facility to be in the range of $13M to 

$17M, without taking into account possible capex above currently-projected O&M for the facility.  Since the 

steam utility’s debt is in the neighborhood of $39 million, sale at our estimate of market value would not be 

sufficient to redeem the utility’s debt. 
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7 RECOMMENDED WORKOUT PLAN 

We believe the utility cannot continue production over the long term without obtaining an increase in revenues 

from steam sales, so the principal task of the workout will be to improve the revenue situation.  Our calculations 

indicate there are prices which will be beneficial to customers, in that they’ll be lower than the customers’ own 

cost of projection from a gas-fired package boiler, and will be beneficial to MU in enabling it to continue as 

supplier to those customers.  In addition to cost savings relative to self-production, continuing to rely on MU 

also will provide MU’s existing customers, and potentially new customers, advantages in reduction of risk from 

spikes in the price of natural gas.  Natural gas prices historically have been more volatile than coal prices. 

A second element of the workout plan will be to implement improvements to operations that can reduce cost, 

such as improvement in auxiliary steam consumption and modification to operations to avoid consumption of 

fuel during periods when associated revenues do not cover marginal costs of production. 

Thirdly, the workout plan needs to recognize the importance of supply reliability to its customers and assure 

that its spare parts program is consistent with a high level of reliability. 
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O - 27 - 07 
 
 

AN ORDINANCE RELATING TO TRAFFIC VISIBILITY, LOADING, PARKING AND ACCESS 
 
Introduced by Mayor Joseph Laux 
 
The Common Council of the City of Menasha does ordain as follows: 
 

SECTION 1:  Title 13, Article E is repealed and recreated as follows: 
 

ARTICLE E 
 
 Traffic Visibility, Loading, Parking and Access 
 
 
SEC. 13-1-50 LOADING REQUIREMENTS. 
 
(a) LOADING SPACE REQUIREMENTS.  On every lot on which a business, trade or 

industrial use is hereafter established, space with access to a public street or alley shall be 
provided as indicated below for the loading and unloading of vehicles off of the public 
right-of-way: 

 
      Floor Area   Loading 
 Use     (sq. ft.)    Space  
 
 Retail, wholesale     2,000 - 10,000  1 
 warehouse, service    10,000 - 20,000   2 
 manufacturing, and    20,000 - 40,000  3 
 industrial establishments   40,000 - 60,000  4 
      Each additional 50,000 1 
 
 Hotels, offices,     5,000 -  10,000   1 
 hospitals, places of    10,000 -  50,000   2 
 public assembly    50,000 - 100,000   3 
      Each additional 25,000  1 
 
 Funeral homes     2,500 - 4,000    1 
       4,000 - 6,000    2 
      Each additional 10,000  1 
 
(b) MULTIPLE OR MIXED USES.  Where a building is devoted to more than one (1) use or 

for different uses and where the floor area for each use is below the minimum required for 
a loading space but the aggregate floor area of such uses is above such a minimum, then 
off-street loading space shall be provided as if the entire building were devoted to that use 
in the building for which the most loading spaces are required. 

(c) LOCATION.  Required off-street loading spaces shall be located on the same lot with the 
principal use requiring such space.  Ordinarily, no loading dock or overhead doors shall 
face a public street. No loading space shall be located within thirty (30) feet of the nearest 
point of intersection of two (2) streets or require any vehicle to back into a public street. 
Loading spaces shall not be positioned such that vehicles parked in the loading spaces 
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block public right-of-way. 
(d) DESIGN STANDARDS.  Each off-street loading space shall have a width of at least twelve 

(12) feet, a length of at least forty-five (45) feet, and a vertical clearance of at least 
fourteen (14) feet.  Dimensions for loading spaces in connection with funeral homes shall 
be reduced to ten (10) feet in width, twenty-five (25) feet in length, and eight (8) feet in 
vertical clearance.  Every loading space shall be sufficiently screened in the form of a solid 
fence or shrubbery to protect neighboring residences. 
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SEC. 13-1-51 OFF-STREET PARKING. 
 
(a) INTENT.  It is the purpose of this Section to provide standards that insure adequate 

parking areas in conjunction with the various uses permitted in this Code.  This is 
accomplished by encouraging effectively developed parking areas which will provide 
sufficient quantities of parking spaces and ample area for automotive maneuvering. 

(b) DISTRICT REGULATIONS.  The following regulations shall be applied to each of the 
described zoning districts: 

 (1) R-1 and R-2 Districts. 
  a. No tractors, tractor-trailers, semi-trailers, school buses, farm tractors in 

excess of six (6) feet in width, dump trucks, construction equipment, auto 
wreckers or road machinery shall be kept or parked on any lot, whether or 
not they are enclosed in buildings, except for the purposes of servicing the 
premises. 

b. No motor vehicle, utility trailer, boat, snowmobile, motor home or trailers 
used to transfer any of the above shall be parked or stored in the front 
setback area, except upon a driveway providing access to a garage, 
carport or rear yard parking area.  Any vehicle parked within the front yard 
shall have all wheels on the driveway surface.  In no case shall a driveway 
be widened to extend in front of the dwelling unit within the front setback. 

c. No self-propelled or towed vehicles of eight (8) tons or more gross weight 
shall be allowed. 

  d. No parking shall be allowed in the vision clearance area. 
 (2) R-3, R-4, C-1, C-2, C-3, C-4, I-1 and I-2 Districts. 

  
  a. General Parking Standards.  
   1. Driveways and parking areas for all multi-family, commercial and 

industrial uses shall be free from dust or loose particles and 
surfaced with asphalt, concrete or other durable dust-free material 
acceptable to the Department of Community Development at the 
time of building or principal use occupancy.  

   2. Parking spaces shall be in conformance with the required district 
setback regulations; 

   3. No parking shall be allowed in the vision clearance area; 
4. A minimum six (6) inch curb wall shall be constructed in the 

following parking lot areas: 
(a) The edge of a parking lot or driving areas adjacent to a building 

or pedestrian path, except for areas where access ramps have 
been designed; 

(b) Planting areas or islands within the parking lots; 
(c) Other areas where deemed appropriate by the Plan 

Commission including driveways or portions of driveways. 
   5. Any lights used to illuminate a parking area shall be so arranged 

and screened according to the requirements of Section 13-1-12 (h); 
   6. General off-street parking and driveways shall be arranged so that 

no vehicle shall be required to back onto a public street or primary 
circulation route.  

   7. Required parking spaces shall be adequately marked; 
   8. No addition or enlargement of an existing building or use shall be 

permitted unless all parking requirements are met for the entire 
building or use; 

   9. All required parking spaces shall be located on the lot which the use 



 

113094 

 

  1:4 

is located or on a contiguous lot.  Parking within three hundred 
(300) feet from the principal use or building may be permitted on 
existing developed sites where a parking plan and an easement 
and maintenance agreement and/or lease agreement are 
submitted, subject to approval by the Department of Community 
Development. Shared parking and/or ingress/egress on a 
contiguous lot or within 300 feet from the principal use or building 
may be permitted for new developments through the site plan 
review process. In conjunction with the site plan submittal, an 
easement and maintenance agreement and/or lease agreement 
shall be required. Upon Plan Commission approval of the site plan 
and agreement, the agreement shall be recorded. 

   10. No motor vehicle repair work of any kind shall be permitted in such 
parking areas. 

   11. Driveways shall ordinarily intersect with streets at right angles. For 
high intensity uses and/or on parcels with access to streets with 
posted speeds of 45 miles per hour or greater, a channelized T 
driveway intersection may be required, or an acceleration or 
deceleration lane may be required.  Where a parcel abuts two 
streets, access may be limited to the street with the lowest function 
classification, i.e., arterial, collector, and local. 

   12. Generally, driveway access points shall be limited in number.  
Driveways shall be located maximize distances from local street 
intersections.  Driveways shall be located to minimize potential 
interference and conflicts with the use of buildings and driveways 
on opposite sides of the street.  Minimum driveway widths of 12 feet 
are required for one-way driveways and minimum driveway widths 
of 24 feet are required for two-way driveways. 

   13. To the extent practicable, driveways shall be combined or 
coordinated between adjacent properties.  Reasonably compatible 
uses may be required to provide cross access. 

   14. All off-street parking and loading shall be surfaced with asphalt, 
concrete, or other approved dust-free surfaces with the following 
minimum standards: 

 

Type Minimum Thickness Minimum Base Thickness 

Asphalt (Blacktop) 3 inches 6 inches 

Concrete (no semi-traffic) 6 inches 3 inches 

Concrete (with semi-traffic) 8 inches 6 inches 

 
   15. Each parking space shall be not less than 9 feet in width and not 

less than 171 square feet in area. Minimum aisle width shall be as 
follows: 

Angle of Parking One Way Aisle Two Way Aisle 

Parallel 12 feet 20 feet 

30° 11 feet 18 feet 

45° 13 feet 18 feet 

60° 18 feet 18 feet 

70° 19 feet 19 feet 

80° 24 feet 24 feet 

90° 25 feet 25 feet 
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  b. Parking Approval for changes to existing developed sites. For existing 

parking lots for multi-family, commercial, or industrial uses, any change in 
parking configuration, flow of traffic, parking lot size, or for loss of legal 
non-conforming status shall require prior approval and a parking lot permit. 
Parking lot plans shall be designed in conformance with the design 
standards in 13-1-51 (2)(a). The procedure to obtain parking lot approval 
on existing developed sites shall be: 
1. A parking lot plan drawn to proper scale and a review fee as 

established by Council shall be presented to the Department of 
Community Development.  The parking lot plan shall contain the 
following information: 
(a) The location of all parking and loading areas with each 

space delineated; 
(b) The location and dimensions of all driveway access points; 
(c) The distances between driveways and any lot lines or street 

intersections; 
(d) The direction of internal traffic flow; 
(e) The location of landscaped areas and islands; 
(f) The location of all required setbacks; 
(g) The location of all new and existing luminaires and point-to-

point photometric plan; 
(h) Drainage, Erosion Control and Stormwater Management 

information if required. 
2. The plan will be reviewed to determine if it is adequate for parking 

space arrangement, drainage, lighting, driveway location and other 
applicable regulations; and, 

3. If the plan is approved, the Community Development Department 
shall then issue a permit. No work shall commence until such permit 
has been issued. 

 
 
(c) REQUIRED PARKING SPACES.  Off-street parking spaces shall be provided as follows: 
 (1) Single Family Dwellings:  At least one (1) parking space, plus one (1) additional 

parking space for each two (2) roomers or lodgers accommodated, but no more 
than a total of four (4) parking spaces for each single-family dwelling. 

 (2) Two (2) Family and Multiple Family Dwellings:  One and one-half (1-1/2) spaces for 
each dwelling unit.  For two (2) family dwellings, one (1) additional parking space 
for each two (2) roomers or lodgers accommodated by the resident family but no 
more than a total of four (4) parking spaces. 

 (3) Automobile Service Stations:  At least one (1) parking space for each employee, 
plus two (2) for each service stall. 

 (4) Banks:  At least one (1) parking space for each four hundred (400) square feet of 
publicly used floor area. 

 (5) Boarding Houses:  At least two (2) parking spaces, plus one (1) parking space for 
each three (3) persons for whom living accommodations are provided. 

 (6) Bowling Alleys:  At least five (5) parking spaces for each alley, plus such additional 
spaces as may be required for affiliated uses. 

 (7) Business and Professional Offices or Public Administration Buildings:  At least one 
(1) parking space for each two hundred (400) square feet of publicly used floor 
area. 

 (8) Churches and Synagogues:  At least one (1) parking space for each four (4) seats 
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in the main auditorium. 
 (9) Establishments Handling the Sale and Consumption of Food and Refreshment on 

the Premises:  At least one (1) parking space for each seventy-five (75) square 
feet of publicly used floor area. 

 (10) Furniture and Appliance Stores, Motor Vehicle Sales, Stores for Repair of 
Household Equipment or Furniture:  At least one (1) parking space for each six 
hundred (600) square feet of publicly used floor area. 

 (11) Hospitals:  At least one (1) parking space for each two (2) hospital beds, plus one 
(1) parking space for each four (4) employees, other than doctors, plus one (1) 
parking space for each two (2) doctors assigned to the staff. 

 (12) Hotels and Motels:  At least one (1) space for each separate room and suite, plus 
such additional spaces as may be required for affiliated uses. 

 (13) Libraries and Museums:  At least one (1) parking space for each five hundred 
(500) square feet of publicly used floor area. 

 (14) Manufacturing, Fabricating, General Industrial Buildings and Processing Plants Not 
Engaged in Retail Trade:  At least two (2) parking spaces per three (3) employees 
on a maximum shift or one (1) parking space for each four thousand (4,000) 
square feet of gross floor area, whichever is greater. 

 (15) Medical and Dental Clinics:  At least one (1) space for each examining or treatment 
room, plus one (1) for each doctor and employee in the building. 

 (16) Private Clubs and Lodges:  One (1) parking space for each sixteen (16) square 
feet of assembly area or one (1) parking space for every two and one-half (2-1/2) 
seats, whichever is greater. 

 (17) Public Utility and Public Service Uses:  At least one (1) parking space for each 
three (3) employees, plus spaces in adequate number as determined by the 
Department of Community Development to serve the visiting public. 

 (18) Recreational Buildings or Community Centers:  Spaces in adequate number as 
determined by the Department of Community Development. 

 (19) Schools, Elementary, Junior High, Public or Private:  At least one (1) parking space 
for each faculty member and full-time employee, plus adequate off-street parking 
for students who are permitted to drive. 

 (20) Supermarkets, Discount Houses, Mail Order Outlets, Retail Stores and Other 
Stores with High Customer Volume:  At least one (1) parking space for each two 
hundred (400) square feet of publicly used floor area. 

 (21) Theaters:  At least one (1) parking space for each four (4) seats in the theater. 
 (22) Undertaking Establishments and Funeral Parlors:  At least ten (10) parking spaces 

for each chapel or parlor, plus one (1) parking space for each funeral vehicle 
maintained on the premises. 

 (23) Warehouse and Storage Establishments and Freight Terminals:  At least one (1) 
off-street parking space for each ten thousand (10,000) square feet of gross floor 
area or one (1) parking space for each employee, whichever is greater. 

 (24) Other Uses:  Parking spaces on the same basis as required for the most similar 
use. 

(d) FRACTIONAL SPACES.  When determination of the numbers of parking stalls required 
results in a requirement of a fractional space, any fraction to one-half (1/2) or less may be 
dropped, while a fraction in excess of one-half (1/2) shall be counted as one (1) parking 
space. 

(e) PARKING NOT CONFORMING TO THIS CHAPTER. 
 (1) Authority to Continue. Any lawful parking lots located within the City at the effective 

date of this section or which shall come to be located in the City as a result of 
annexation after the effective date of this code, which does not conform to the 
provisions of this section, may continue provided the parking remains in 
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conformance with the provisions of this subsection. 
 (2) Ordinary Maintenance and Repair. Nothing in this subsection shall relieve the 

owner or beneficial user of legal nonconforming parking, or the owner of the 
property on which the legal nonconforming lighting is located, from the provisions 
of this section regarding safety, maintenance and repair. Normal maintenance, 
including refreshing existing parking stall paint, cleaning, or routine seal coating or 
crack sealing, shall not be deemed to be a condition that triggers a loss of lawful 
status described below, unless such maintenance increases the nonconforming 
aspects of the parking. 

 (3) Loss of Lawful Status. Legal nonconforming status shall terminate under the 
following conditions: 

  a. If a nonconforming parking lot is no longer used by the property owner or a 
tenant for a period of twelve (12) months or longer it shall be deemed 
abandoned and shall not thereafter be reestablished without following 
procedures set forth in Section 13-1-51(b)(2)(b); or 

  b. If a nonconforming parking lot is altered such that its nonconforming 
aspects increase; or 

  c. If the parking configuration, flow of traffic, or parking lot size is altered; or 
  d. If the parking lot is damaged and the cost of repair exceeds fifty percent 

(50%) of its replacement value. 
   
  Upon the event of any of the aforementioned, the parking lot shall be immediately 

brought into compliance with this section, or the parking lot shall be deemed in 
violation and subject to penalties as set forth in Section 1-1-7. 

  
SECTION 2:  This Ordinance shall become effective upon its passage and publication as 
provided by law. 
 
 
Passed and approved this __________ day of ____________________, 2007. 
 
 
 
      _____________________________________ 
      Joseph F. Laux, Mayor 
 
 
    ATTEST: _____________________________________ 
      Deborah A. Galeazzi, City Clerk 
 
 
 



CITY OF MENASHA DISBURSEMENTS 

 
Accounts Payable for 8/17/07-8/30/07    $ 680,408.29   

Checks # 13768-13976 
 

 
 
Payroll Checks for 8/23/07-8/30/07        153,788.16 

Checks # 34127-34393 
 
 
  Total      $  834,196.45   
 
**Gaps in the sequence of accounts payable check numbers may be caused by: voiding 
checks at the start of a new check run to set up printing of the checks correctly, having a 
large number of invoices on a particular vendor which causes the payment to be printed 
on more than one accounts payable check , incorrect alphabetizing of a vendor causing 
the accounts payable check to appear out of sequence or software/printer problems which 
result in accounts payable checks being printed incorrectly and needing to be discarded. 
 
 
Menasha Employees Credit Union-Employee Deductions 
 
Menasha Employees Local 1035-Union Dues 
 
Menasha Employees Local 1035B-Union Dues 
 
Wisconsin Support Collections-Child/Spousal Support 
 
United Way-Employee Donations 
 
AMT-Garnishments 
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!./01%2/3456/7%8%9:+;6/7<=6/%>/5074?64 <

&&∋+*("?)∗0∋;∋*#∗+∀)∗+,,,

!/<∀ 7%">%:%*=#/ "<∃ 40/%*%7 +006 ,&%=00 &<6 "<∃ 40/%>/5074?64 <!?<∋"> +# &<6

∗/∗34%8"**):+5&%!&+*#$%#2)+,+2)2 + ,/−∀, −,,,∀  ,, ∗+/ %## &04∗8.2258&4./−54//5702.∗8.,0 ∀,,

% + ,/−∀,-−,,,∀  ,, ∗0%∀0 &04∗8.2258&4./−6&0&5∗.6∗546,0 ∀,,

% ./  ,−∀,/−+.,∀  ,, ∗0),/∀%0. 20/!6422∗608424&126  ++∀/

% ./  ,−∀,.−+ #∀  ,, ∗+)+/#%# 20/!6422∗608424&126  ++∀/

% ./  ,−∀,,−+ #∀ +## ∗ )0∀,%∀, 20/!6422∗608424&126  ++∀/

% + ,/−∀, −,,,∀  ,, −+/ %## 7.4!∗89588∗ ∀,,/

% + ,/−∀,-−,,,∀  ,, −0%∀0 7.4!∗89588∗ ∀,,/

!./01%# 6=;.()/076 %)∗9)∗32310:∗/:∗((3 !./01%*%7!./01%>=6/

∗//40%8",!&*,"*%>),+2#()*#%&'%!&(( .. ,,−+,+−+/,∀  ,, ∗∀.%,, :5314&∗&.∗.:530&53151.3402∗722 . +∀ 

!./01%# 6=;.()/074 %/42((0:∗/:∗((3 !./01%*%7!./01%>=6/

∗/644%8",!&*,"*%,+,,&2#%!&−−)!#"&*, + ,/−+--−, .∀  ,, ∗/∀#%∀ 

% + ,/−+--−, #∀  ,, ∗ ∀0%/,

!./01%# 6=;.()/071 %43623)0:∗/:∗((3 !./01%*%7!./01%>=6/

∗1/4(%?),%(+*+'+!#+2"*5%!& ./  ,− /-−∀,,∀ ,∀ ∗-0%-# 8250/4/2∗:5:∀,∀,/#0/

!./01%# 6=;.()/073 %702710:∗/:∗((3 !./01%*%7!./01%>=6/

57=<∀%# 6=;. %)4)96)6216
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!./01%2/3456/7%8%9:+;6/7<=6/%>/5074?64 <

&∀#+*∃";%&/#5#*#&=>%&->>∋

!/<∀ 7%">%:%*=#/ "<∃ 40/%*%7 +006 ,&%=00 &<6 "<∃ 40/%>/5074?64 <!?<∋"> +# &<6

()(∗(%+!!%+,+**)>%,)2!"!)%"*! (, ,>),,()-∗>=,,>> &->∋!∗( 4+/&,&0&!−&6/32./60,6−.)2,,-=?∗

% (- >()->,)-∗>=,,>> &=>!>> 6,4/06&/06−2&/&0/3&=(,-=,.

% (- >1),>,)-∗>=,,>> &=(!>> 6,4/06&/06−2&/&0/3&=(,-=,.

!./01%# 6=;−()./() %01023∗4:.(:0((1 !./01%*%7!./01%>=6/

()(5(%+!!62+#)%+,"7*()*#%"*! (∗ ,>),∗.)-.∗=,∋=, &∗?∋!∋1 2,6209,&&/&2,309+,−4/6&2∋>,=?-?

!./01%# 6=;−()./(0 %3512144:.(:0((1 !./01%*%7!./01%>=6/

()35∗%+,,8,+&2#%#2&+-$ (( >∋)->,)=>>=,,>> &.∋!(> &,3302&/4/6!2=1=(∗

!./01%# 6=;−()./(. %/12∗(4:.(:0((1 !./01%*%7!./01%>=6/

()5.(%+()2"!+*%2)>%!2&,,%&'%*))*+-8 (( >∋)->=)=,>=,,>> &,(!>> +,22/3&0/&,60/+2,1>∋1

!./01%# 6=;−()./(3 %)∗2((4:.(:0((1 !./01%*%7!./01%>=6/

()51∗%+(# -, >∗)-..)>--=,,>> &,(>!>>

!./01%# 6=;−()./(∗ %)∗(2((4:.(:0((1 !./01%*%7!./01%>=6/

(0(3(%8+>7)2%-"7-9+$,%!&%"*! (∗ ,>),-,)=>>=,,>> &-=.!>- 3/&005&/243/+&,=∋>∋.

% (∗ ,>),-,)=>>=,,>> &∗(!,∗ 3/&005&/243/+&,=∋,=-

% (∗ ,>),--)=>>=,,>> &,%(1=!?> 3/&005&/243/+&,=∋,=-

!./01%# 6=;−()./(5 %):4512154:.(:0((1 !./01%*%7!./01%>=6/

(0(∗(%8+>7)2%,+8%;%)*7"*))2"*7%"*! (∗ ,>)=>,)-,-=,->, &-(-!>> )&0+0&0,2&4/2&,4/&,6&2/04+036032>>>>=>.(-

!./01%# 6=;−()./(1 %0∗02((4:.(:0((1 !./01%*%7!./01%>=6/

(0.3∗%<),,"!+%8)!=)*>&2' (? >=)->-)==,=,,>> &,?(!?= 00+,/6,

% (? >=)->-)====,,>> &-,!>> 0,/+2

!./01%# 6=;−()./(4 %)4525.4:.(:0((1 !./01%*%7!./01%>=6/
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!./01%2/3456/7%8%9:+;6/7<=6/%>/5074?64 <

&∀#+*∃";%&/#5#*#&=>%&->>∋

!/<∀ 7%">%:%*=#/ "<∃ 40/%*%7 +006 ,&%=00 &<6 "<∃ 40/%>/5074?64 <!?<∋"> +# &<6

(0503%8&(,="%!&*,#26!#"&*%; (= >.),,?)∋>,=,-∋1 &=%∋-(!>> +36&46/66/0

% (= >.),,?)∋>,=,-∋1 &,%.((!>> +36&46/66/0

!./01%# 6=;−()./(/ %∗:54(2((4:.(:0((1 !./01%*%7!./01%>=6/

(.∗4∗%!&((6*"#$%-&6,"*7%!&&2>"*+#&2 (? >=)->∋)-,?=,-?, &(%>>>!>> 3/&)6,2&4/7&46/66/01.

% (? >=)->-)-,?=,,>> &,%?>>!>> /)6)2&&3/)2036&4+/311

% (= >.),,?)-,?=,-∋1 &,%?(?!?> /!003&/.&+34&46/66/0.>

!./01%# 6=;−()./)( %4:0∗525(4:.(:0((1 !./01%*%7!./01%>=6/

(3).∗%>+!",%;%=6),#-+6%,! (, >-),>=)-,,=,,>> &∗∋>!>> 4029/&,3&,64602,2-1-(∗∋

% (, >-),>()-,,=,,>> &,1>!>> 4029/&,3&,64602,2-1-(∗∋

!./01%# 6=;−()./)) %5∗(2((4:.(:0((1 !./01%*%7!./01%>=6/

(301∗%>"7"!&2+&2+#"&* ,= >∗),,=)>>>=,,>> )?∋!.= 6,!)9,&032,3&/67(>,..

% (? >=)->-)-.,=,,>> &,1∗!.= 9/00&!,2−,32,+/4,2−+,&&,63,/!(>,..

% ,= >∗),,=)>>>=,,>> ),=!,? 6,!)9,&032,3&/67(>--1

% (, >∗),>,)-.,=,,>> &(>!(1 &/7+/6&8)203,22&9/6!2(>--1

% (? >=)->-)-.,=,,>> &(>!(1 8,99,3!/6.&8)203,22&9/6!2(>--1

!./01%# 6=;−()./)0 %0(∗2((4:.(:0((1 !./01%*%7!./01%>=6/
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!./01%2/3456/7%8%9:+;6/7<=6/%>/5074?64 <

&∀#+*∃";%&/#5#*#&=>%&->>∋

!/<∀ 7%">%:%*=#/ "<∃ 40/%*%7 +006 ,&%=00 &<6 "<∃ 40/%>/5074?64 <!?<∋"> +# &<6

(∗)((%),+*%!+2>()(8)2%,)2!"!) ,= >∗),>?)>>>=,,>> &,-1!∗= !0203.,9&/3&&404,2

% ∗1 >∗)=,.)>>>=,,>> &=∗!(1 23044036&&/&,)8/7&8)7,6

% (, >,),>-)====,,>> &?-!>> 3/&,+&93,:)/0,6/3

% (, >-),>∗)=,>=,,>> &.!.. 8+/39&!2!−9/)390+&0&6&6,9/6!

% (, >-),>()=,>=,,>> &,>-!(> ,32,+/4,2&4/76/++−4,62/33,+

% (, >∗),>?)=,>=,,>> &∗∋!∋( .03/39,&6,9,04&&6/++&4/4,6

% (, >∗),>.)=,(=,,>> &∗!∗? !/&/&&6/32.,6&9/8+,&./6&0/7/6

% (, >∗),>.)=,(=,,>> &=%∋-∋!?? 2:+&2,62,6−6/2,63%93/04%2/./60

% (, >∗),>.)=,(=,,>> &-∋!.. 8/&&,67&3,/+&3&0324−4603&,6

% (, >∗),>.)==1=,,>> &,∗!>> +)393&/4,3&6,9/6!2&0&6−!,++2

% (, ,>),,()=,>=,,>> &1(!,? &/3,6&./6&90&7&3/++

% (, ,>),,()=,>=,,>> &--∗!.. &/3,6&./6&90&7&3/++

% (- >1),>,),.==,,>> &,∋∋!.( 2&6,093,62&039

% (- >1),>,)=>>=,,>> &∗∋(!.∗ /60/6&3/+!0362&./6,32092

% (- >1),>,)=>>=,,>> &.>!,, 206930,&.036,6&4603&

% (- >1),>,)=>>=,,>> &?∋!-∗ /60/6&3/+!0362&./6,3209

% (- >1),>,)=>>=,,>> &?∗!.> !/23&0,!09/+&6+/2,2

% (- >1),>,)=>>=,,>> &,∗∗!>> 40&!,4&&/!0&!/9&2/+,

% (- >1),>,)=,>=,,>> &,,∗!.1 &/3,6&./6&4!

% (- >1),>,)=,>=,,>> &,,1!1∗ &/3,6&./6&4!

% (- >1),>,)=,==,,>> &,=.!=∗ 6/68/6,&!024/2/+&8/62

% (- >1),>,)=->=,,>> &(!∗> /0/;/3&4/70,3&2

% (- >1),>,)====,,>> &∋,.!-∗ 4,2&03&/<3/6,&3/&,+

% (- >1),>,)====,,>> &(-(!(> /680&;!9/0

% (- >1),>,)====,,>> &-=?!>> 2)4,6&1&0/&,+2−23/4/3/

% (- >1),>,)==∋=,,>> &=>>!>> &0&&/2,6&03&,63/&0/3/+

% (- >1),>,)==1=,,>> &1!∋( 2)84/7−23/4/3/

% (- >1),>,)==1=,,>> &,>!,- 4/3!,6/2/−23/4/3/

% (- >1),>,)==1=,,>> &,(!>> +)0602&4/2&/&=&40;;/−23/4/3/

% (- >1),>,)==1=,,>> &?!∋( ,04,6/6<2&8)..,&−23/4/3/

% (- >1),>,)==1=,,>> &(!,? 3/6!,,<2−23/4/3/

% (- >1),>,)==1=,,>> &∋!-( 0,3/003,,&9/203/&6,2&/)6/3&

% (- >1),>,)==1=,,>> &,-!(> 7,2&,6!/72&!03,6−23/4/3/
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!./01%2/3456/7%8%9:+;6/7<=6/%>/5074?64 <

&∀#+*∃";%&/#5#*#&=>%&->>∋

!/<∀ 7%">%:%*=#/ "<∃ 40/%*%7 +006 ,&%=00 &<6 "<∃ 40/%>/5074?64 <!?<∋"> +# &<6

% (- >1),>,)==1=,,>> &(!(∗ +)0602&4/2&/&=&40;;/−23/4/3/

% (= >.),,1)=>>=,,>> &=(!>> 03.+),3;/&0/&,60/+2

% (( >?),>,)=>>=,,>> &∗,!.1 9/3+<2−3,,3/3

% (( >?),>,)=,>=,,>> &∗-!∋( +086/67−6,9,04&&6/++&4/4,6

% (( >?),>,)=,>=,,>> &-=!∋, &/3,6&./6&+086/67

% (( >?),>,)=,?=,,>> &=∋!,. 9/442&.//!&9,3&,6−/44+,&/3

% (( >∋)->,)==1=,,>> &?-!>1 4,69032−6,9&2&/..&0&6

% (( >∋)->-)=>>=,,>> &,.!.> /68/6&!/7&4+/:),

% (? >=)->-)-,∗=,,>> &,.!.( 6/2&&,93&/99,22&2:+&2,62,6

!./01%# 6=;−()./). %4:((02∗44:.(:0((1 !./01%*%7!./01%>=6/

(5))∗%')22),,7+, (∗ ,>)=>∋)-,?=,-?? &∗-!∗> +0:)0.0,!&4,&6/+,)0&6/2,>,∋>=>?-1

% (∗ ,>),∗.)=>>=,∋=, &∗>!.∋ +0:)0.0,!&4,&6/+,)0&6/2,>,∋>=?>=-

!./01%# 6=;−()./)3 %4.2.14:.(:0((1 !./01%*%7!./01%>=6/

(5.51%-&,,$%<%'&2> (, >-),>=)-,,=,,>> &1∋!∋( &6/329604&−+0,83/)2,6>1,(>∋

!./01%# 6=;−()./)∗ %4121∗4:.(:0((1 !./01%*%7!./01%>=6/

(10∗(%7(*%!&*,6,#"*7%,,! (, >∗),>.)-,∗=,,>> &=1>!>> 2/9/&0/3&9/2,6/6,=-=.

!./01%# 6=;−()./)5 %.4(2((4:.(:0((1 !./01%*%7!./01%>=6/

(10/∗%7&,,%+6#&%8&>$%"*! (- >1),>,)-.(=,,>> &,>-!(> &/4036=∗.>,

!./01%# 6=;−()./)1 %)(02∗(4:.(:0((1 !./01%*%7!./01%>=6/

(134∗%72))*%8&$> (- >1),>,)->?=,,>> &?>!>> 4,,!&9/3&6/+−.,6&0+0;,6--??∗

!./01%# 6=;−()./)4 %5(2((4:.(:0((1 !./01%*%7!./01%>=6/

(4(0.%<",,%-+!=(+,#)2 (( >∗),>∋)=,?=,1-- &-(>!>> 3/&&0,&003,6&293/+/62304

!./01%# 6=;−()./)/ %0∗(2((4:.(:0((1 !./01%*%7!./01%>=6/
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!./01%2/3456/7%8%9:+;6/7<=6/%>/5074?64 <

&∀#+*∃";%&/#5#*#&=>%&->>∋

!/<∀ 7%">%:%*=#/ "<∃ 40/%*%7 +006 ,&%=00 &<6 "<∃ 40/%>/5074?64 <!?<∋"> +# &<6

(4)/(%-+9="*,%"*! (( >∋)->=)=>>=,,>> &-%∗∋∗!(> 9/+90)0&374/93+/60&,,,>>,(∗60

!./01%# 6=;−()./0( %0:3132∗(4:.(:0((1 !./01%*%7!./01%>=6/

(40.∗%-)+2#,+*>%,+8),%+2"*#)2,%"*! (, >∗),>.)=,(=,,>> &=%-∋(!>> 2/.&4/6,−+09,32036&2:+&2,62,6029>>>,((∗=?

!./01%# 6=;−()./0) %.:01∗2((4:.(:0((1 !./01%*%7!./01%>=6/

(4040%-)"*%2)!,+(+#"&*%;%!&*#26!#"&* (∗ ,>),-,)-,-=,,>> &?%∗->!>> 4)+2,60;,&/243/+&∗>1

!./01%# 6=;−()./00 %5:30(2((4:.(:0((1 !./01%*%7!./01%>=6/

(/(∗∗%""(! (, >-),>∗)=->=,,>> &,,(!>> 0,08,62304&!),2−6/+,/;;0

!./01%# 6=;−()./0. %))∗2((4:.(:0((1 !./01%*%7!./01%>=6/

(/01(%"*#)2*+#"&*+,%#2+*,,+#&2, (= >.),>-)-,(=,,>> &,>(!>> 03&,646,&036+9-,((1∗

!./01%# 6=;−()./03 %)(∗2((4:.(:0((1 !./01%*%7!./01%>=6/

(/..(%"&>%"*!&2+&2+#)> (- >1),>,)-,(=,,>> &,1!∗, 6,&60,2,&.,,>>--/6=->∗∋

!./01%# 6=;−()./0∗ %)423)4:.(:0((1 !./01%*%7!./01%>=6/

)0(0(%,+%'&2!) (( >∋)->-)-∗>=,,>> &?,!>1 &/0+,&&86/99,&2∗(>.=.60

!./01%# 6=;−()./05 %5)2(44:.(:0((1 !./01%*%7!./01%>=6/

)0)5∗%,++),%+"*,%;%(&2) (( >∗)--,)=,>=,,>> &=,∋!=- 90&7&/.&0,3/23/&4032-,->

!./01%# 6=;−()./01 %.)12.04:.(:0((1 !./01%*%7!./01%>=6/

)0)/(%,+2,)*%!&&+)2+#"!)%!& (( >∋)->-)=,(=,,>> &=,!.( 3/3!+,&./6&246/7,6∗>>1=,

!./01%# 6=;−()./04 %.)2/∗4:.(:0((1 !./01%*%7!./01%>=6/

)00∗(%,+9,&*%+2&>6!#,%"*! (∗ ,>),∗.)=>>=,∋=, &=∋!=. 6,6,397&!60+−3,5&3)&2(111,.-

!./01%# 6=;−()./0/ %.12./4:.(:0((1 !./01%*%7!./01%>=6/
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!./01%2/3456/7%8%9:+;6/7<=6/%>/5074?64 <

&∀#+*∃";%&/#5#*#&=>%&->>∋

!/<∀ 7%">%:%*=#/ "<∃ 40/%*%7 +006 ,&%=00 &<6 "<∃ 40/%>/5074?64 <!?<∋"> +# &<6

)03∗(%,"*!&,*%!&*#2+!#&2,%,6++,$%"*! (∗ ,>),-,)=>>=,,>> &,-,!∋- 2/4&8+/!,,>=1>1->

% (∗ ,>),-,)=,(=,,>> &∗.!(> 0,&/+&9)&&036&8+/!,,>=1,=?>

% (∗ ,>),=∗)-.(=,,>> &1(!?( 4,+!,6?>>>-1>,

!./01%# 6=;−()./.( %0∗52414:.(:0((1 !./01%*%7!./01%>=6/

).(3∗%(+*>)2'"),>%8+=)2$ (= >.),,1)=>>=,,>> &,>!(> 2/+)3&,,6&&6/03036&9//90,2-∋-∗-1

!./01%# 6=;−()./.) %)(2∗(4:.(:0((1 !./01%*%7!./01%>=6/

).)3/%(+##-)9,%!&(()2!"+,%#"2)%!#2 (∗ ,>),∗.)=1-=,∋=, &∋!(- &06,&6,4/06>-,?1(

% (∗ ,>),∗.)=1-=,∋=, &?11!=? &06,&6,4/06>-,?(-

% (∗ ,>),∗.)=1-=,∋=, &->=!∗? .+/&&6,4/06−24/&−2,9&0/3−8,/!>-,∋?(

!./01%# 6=;−()./.0 %4//2.34:.(:0((1 !./01%*%7!./01%>=6/

).)∗(%(+##-)9,%#"2)%;%+6#&%,)2!"!) (∗ ,>),∗.)=1==,∋=, &,>∗!1∋ &06,&6,4/06=,.∗,(

!./01%# 6=;−()./.. %)(32414:.(:0((1 !./01%*%7!./01%>=6/
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!./01%2/3456/7%8%9:+;6/7<=6/%>/5074?64 <

&∀#+*∃";%&/#5#*#&=>%&->>∋

!/<∀ 7%">%:%*=#/ "<∃ 40/%*%7 +006 ,&%=00 &<6 "<∃ 40/%>/5074?64 <!?<∋"> +# &<6

)..5(%()*+,-+%),)!#2"!%;%9+#)2%6#"," ,- >∗)=..)>>>=,,>> &,∗!∗∋ /3,0!/−0/30&/4/9>1->>∋

% (, >∗),>.)-,∗=,,>> &∋?=!>> !/69&.08,6&9/33,9&0/3>1->>∋

% (, ,>),,()--==,,>> &,%??,!-, 90&7&8)0+!0362>1->>∋

% (, ,>),,()--(=,,>> &-∗.!∋, 90&7&8)0+!0362>1->>∋

% (= >.),>-)-,∗=,,>> &,,-!(> 3,/+&3&!,4&>1->>∋

% (= >.),>-)--==,,>> &-,∋!?∗ 3,/+&3&!,4&>1->>∋

% (= >.),>-)--(=,,>> &=(!∋- 3,/+&3&!,4&>1->>∋

% (= >.)-,-)--==,,>> &=∗>!∗. 2,30/6&9,3&,6>1->>∋

% (= >.)-,-)--(=,,>> &?∗!.= 2,30/6&9,3&,6>1->>∋

% (∗ ,>),=,)--==,,>> &=-∋!== &6/..09&+063&2−/33/04>1->>∋

% (∗ ,>)=>,)--==,->, &-=!1> +0.&&2&/&0/3>1->>∋

% (( >∗)--,)--==,,>> &1!∗1 9)6&02&6,,!&2:)/6,>1->>∋

% (( >∋)->-)--==,,>> &,%∗(∗!.1 4/692>1->>∋

% (( >∋)->-)--(=,,>> &,%>(∋!∗= 4/692>1->>∋

% (( >∋)->()--==,->∋ &,%?∗∋!>( 0/603/>1->>∋

% (( >∋)->()--(=,->∋ &--!1∗ 0/603/>1->>∋

% (( ,>)-,()--==,,>> &,?,!?= +0.&&860!6,2>1->>∋

% (( ,>)-,()--(=,,>> &∗>!?1 +0.&&860!6,2>1->>∋

% (? >=)(>,)--==,∗(? &(?!>= ---&0/03&2&6,,&>1->>∋

!./01%# 6=;−()./.3 %4:0∗/2/04:.(:0((1 !./01%*%7!./01%>=6/

)..1(%()*+,-+%)(+,&$)),%!2)>"#%6*"&* -, >∗)-..)>->=,,>> &-%>>∋!>>

% -, >∗)-..)>->=,,>> &,.%∗(,!>>

!./01%# 6=;−()./.∗ %0):3∗42((4:.(:0((1 !./01%*%7!./01%>=6/

)..1∗%()*+,-+%)(+,&$)),%,&!+,%)(.∗ -, >∗)-..)>=,=,,>> &-∗1!>>

!./01%# 6=;−()./.5 %0342((4:.(:0((1 !./01%*%7!./01%>=6/

)..11%()*+,-+%)(+,&$)),%,&!+,%)(.∗8 -, >∗)-..)>=-=,,>> &--,!∋?

!./01%# 6=;−()./.1 %00)2154:.(:0((1 !./01%*%7!./01%>=6/
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!./01%2/3456/7%8%9:+;6/7<=6/%>/5074?64 <

&∀#+*∃";%&/#5#*#&=>%&->>∋

!/<∀ 7%">%:%*=#/ "<∃ 40/%*%7 +006 ,&%=00 &<6 "<∃ 40/%>/5074?64 <!?<∋"> +# &<6

).30(%()*+,-+%++2=%;%2)!2)+#"&* (( >∋)->,)=>>=,,>> &=,!(> 40;;/

% (( >∋)->,)=>>=,,>> &=!?? 2)44+0,2

% (( >∋)->,)=>>=,,>> &(!-( 4/&,6&8/++//32

% (( >∋)->,)=>>=,,>> &,-!∗> &,3302&&)2306&

% (( >∋)->,)=>>=,,>> &(!(. 4/03&

% (( >∋)->,)=>>=,,>> &(!.1 4/49/63

!./01%# 6=;−()./.4 %532.44:.(:0((1 !./01%*%7!./01%>=6/

).∗4(%(">8+()2"!+*%2),)+2!-%!-)("!+, (∗ ,>),∗.)=>>=,∋=, &,∋-!.> 2/+2,3&>==∋>,∗)03

!./01%# 6=;−()././ %)102/(4:.(:0((1 !./01%*%7!./01%>=6/

)3(/∗%($2&* (- >1),>,)=,?=,-?- &--.!?( 2/+)3&,,6&6,9/630&0/3&0&,02>1-=>∋

!./01%# 6=;−()./3( %00/25∗4:.(:0((1 !./01%*%7!./01%>=6/

)30(∗%!"#$%&'%*))*+-%#2)+,62)2 (- >()->,)-(>=,,>> &---%->.!>> 2,4&&.06,−6,29),&2292

!./01%# 6=;−()./3) %000:0(/2((4:.(:0((1 !./01%*%7!./01%>=6/

)301(%*)#9&2=%-)+,#-%+,+* -, >∗)?,.)>>==,,>> &,>∗%∋(>!,∋ ,04+/7,,2>>=∗∋-∋?

% -, >∗)?(>)>>>=,,>> &1%.∋-!1( 6,&06,2−9/86/>>=∗∋-∋?

!./01%# 6=;−()./30 %)).:10.2(04:.(:0((1 !./01%*%7!./01%>=6/

)∗(4(%&''"!)(+?%!&*#2+!#%"*! (∗ ,>),,,)=,>=,,>> &=1!>∗ /..09,&2)44+0,2−,3603,,6036?>1--?

% (( >∋)->,)=,>=,,>> &1(!(= /..09,&2)44+0,2−6,9?>1--?

% (? >=)->-)=,>=,,>> &∗>!(= /..09,&2)44+0,2−9/00&!,2?>1--?

% -, >∗)--.)>>>=,,>> &,.!.1 2)44+0,2−+/9,&9/)390+&4!&9,0+,==((∗

% (∗ ,>),,,)=,>=,,>> &,=!∋1 /..09,&2)44+0,2−,3603,,6036,==((∗

% (( >∋)->,)=,>=,,>> &-!.> /..09,&2)44+0,2−6,9,==((∗

% (? >=)->-)=,>=,,>> &,.!.? /..09,&2)44+0,2−9/00&!,2,==((∗

% (∗ ,>),∗.)=,>=,∋=, &.,!(( /..09,&2)44+0,2(.=,∋-

% (( >∋)->-)=,>=,,>> &∗.!>∋ /..09,&2)44+0,2(.=,∋-

!./01%# 6=;−()./3. %.5)2.34:.(:0((1 !./01%*%7!./01%>=6/
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. 8< ,=

>=?=>/ #!+7#

=,,>>

!"#$%&'%()*+,-+

!./01%2/3456/7%8%9:+;6/7<=6/%>/5074?64 <

&∀#+*∃";%&/#5#*#&=>%&->>∋

!/<∀ 7%">%:%*=#/ "<∃ 40/%*%7 +006 ,&%=00 &<6 "<∃ 40/%>/5074?64 <!?<∋"> +# &<6

)∗)5(%&(**"%+,,&!"+#),%"*! (∗ ,>),,,)-,-=,,>> &=%>>>!>> 6,/+&,2&/&,&/9:)020&0/3(>>--

!./01%# 6=;−()./33 %.:(((2((4:.(:0((1 !./01%*%7!./01%>=6/

)5(0∗%++!=)2%!"#$%"*#)2*+#"&*+, (∗ ,>),∗.)=1==,∋=, &,∗(!?1 37!6/)+0=-∋-,=>>∋(

% (∗ ,>),∗.)=1==,∋=, &∗?!∗- /06&.0+&=-∋-,=>>∋?

% (∗ ,>),∗.)=1==,∋=, &?-!=? 37!6/)+0=-∋-,.>>∗∗

% (∗ ,>),∗.)=1==,∋=, &->!∗- +)8,&.0+&−2,46=-∋-,(>>?(

!./01%# 6=;−()./3∗ %0132444:.(:0((1 !./01%*%7!./01%>=6/

)5)/(%+)+,"+()2"!+, (( >∋)->,)=>>=,,>> &,=-!∋( 66)3290&4/&,6∋------>>,

!./01%# 6=;−()./35 %).021∗4:.(:0((1 !./01%*%7!./01%>=6/

)5.((%+"77,$%9"77,$%≅03 (= >.),,1)=>>=,,>> &(∗!=∋ 2/+)3&,,6&&6/03036->(∗

!./01%# 6=;−()./31 %∗32.14:.(:0((1 !./01%*%7!./01%>=6/

)535∗%+&,#+,%+**)? (∗ ,>),=,)=>>=,,>> &-,1!(> 3/&4/69036&20632−2&6,,&,,?∗-∋

% (( >∋)->=)=,>=,,>> &∗!.. 8/5−4//+,,?∗.-

% (- >1),>,)=,,=,,>> &(!(∗ &/&9600,&+/8,,??∗∋

% ∗1 >∗)=,.)>>>=,,>> &(∗!∋1 23044036−0&,,?1.=

% (- >1),>,)=,,=,,>> &(!(∗ 9600,&+/8,,?.1∗

% ∗1 >∗)=,.)>>>=,,>> &,1!>> 23044036−0&,,∋,(∋

!./01%# 6=;−()./34 %.(12.∗4:.(:0((1 !./01%*%7!./01%>=6/

)40((%2)"*>)2,%"*! (( >∋)->-)-∗>=,,>> &(!.∗ 94092,/+&2/!!+,&&,,1=..=1)>>

!./01%# 6=;−()./3/ %∗2/34:.(:0((1 !./01%*%7!./01%>=6/

)/(00%,+')%!&((6*"#"), ∗1 >∗)(.∋)>>>=,-?- &?>!>> 6,602&6/&0/3−2)090!,&2)000&>-?>1-->∋

!./01%# 6=;−()./∗( %5(2((4:.(:0((1 !./01%*%7!./01%>=6/
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>=?=>/ #!+7#

=,,>>

!"#$%&'%()*+,-+

!./01%2/3456/7%8%9:+;6/7<=6/%>/5074?64 <

&∀#+*∃";%&/#5#*#&=>%&->>∋

!/<∀ 7%">%:%*=#/ "<∃ 40/%*%7 +006 ,&%=00 &<6 "<∃ 40/%>/5074?64 <!?<∋"> +# &<6

)/)/∗%,!-&),,&9Α,%()#+,,%%;%,6++,"), (∗ ,>),=∗)=>>=,,>> &,-∋!?∋ 2&/60−0/30&/4/9&6!!?(?=∋

% (∗ ,>),=∗)=>>=,,>> &,=>!>> 2&/60−0/30&/4/9&6!!?(?>,

!./01%# 6=;−()./∗) %0∗12514:.(:0((1 !./01%*%7!./01%>=6/

)/0.0%,+62)*%,!-6,#> (( >∗),>∋)=,?=,1-- &-(>!>> 293/+/62304

!./01%# 6=;−()./∗0 %0∗(2((4:.(:0((1 !./01%*%7!./01%>=6/

)/.1(%>2%#)2),+%,-&8)27 (= >.),>-)-,(=,,>> &,(>!>> 2,4&&4372090/3&2,6209,2

!./01%# 6=;−()./∗. %)∗(2((4:.(:0((1 !./01%*%7!./01%>=6/

)/3)(%,=">%;%++,,)# (( >∋)->-)=>>=,,>> &∗.!>> +/3!29/4,&0)+93>->∗,∋

% (( >∋)->-)=>>=,∗(? &∋1>!>> 0)+93&8,303!&3/&,+>->∗,∋

!./01%# 6=;−()./∗3 %40/2((4:.(:0((1 !./01%*%7!./01%>=6/

)/3)4%,(7%!&(+6#"*7%"*! (, >∗),>.)=,(=,,>> &-%.∋(!>> 4,8&.0+&,6−=&76&)4!/&,2,.(,?

!./01%# 6=;−()./∗∗ %0:/1∗2((4:.(:0((1 !./01%*%7!./01%>=6/

)/∗4∗%,+&2#,%72++-"!, (( >∋)->,)=>>=,,>> &-%>1?!?( 66)3290&&)2306&2=∋-∗/

!./01%# 6=;−()./∗5 %0:(4525∗4:.(:0((1 !./01%*%7!./01%>=6/

)/50.%,#+''&2>%2&,)*8+6(%,,+ (, >-),>=)-,,=,,>> &,%>∋(!>> 29/&&022),,>?∋>∗-

!./01%# 6=;−()./∗1 %):(1∗2((4:.(:0((1 !./01%*%7!./01%>=6/

)/141%,9">)2,="%)Β6"+()*#%"*! (∗ ,>),∗.)=1==,∋=, &?>?!∋? 6+/22−66/00,&−296,4−4/23,6>,>->1

% (∗ ,>),∗.)=1==,∋=, &=∗!?∗ .0+&,6&/227>,>-∋∗

!./01%# 6=;−()./∗4 %53)23(4:.(:0((1 !./01%*%7!./01%>=6/
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!./01%2/3456/7%8%9:+;6/7<=6/%>/5074?64 <

&∀#+*∃";%&/#5#*#&=>%&->>∋

!/<∀ 7%">%:%*=#/ "<∃ 40/%*%7 +006 ,&%=00 &<6 "<∃ 40/%>/5074?64 <!?<∋"> +# &<6

0()3∗%#-)>+!+2) (- >1),>,)-,(=,,>> &((!-> 2,304)39&)6,.??,(1∗

% (- >1),>,)-,(=,,>> &((!-> 2,304)39&)6,.∋=,=∗1

% (- >1),>,)-,(=,,>> &,,>!∗> 2,304)39&)6,.∋=,=∗∋

!./01%# 6=;−()./∗/ %00(24(4:.(:0((1 !./01%*%7!./01%>=6/

0(04∗%#&#)2%"*! (∗ ,>)=>∗)=>>=,,>> &,>.!(( 2&6/4)9+/4&6,4+/9,->?1∗∗

!./01%# 6=;−()./5( %)(/2∗∗4:.(:0((1 !./01%*%7!./01%>=6/

0(.)∗%#2+>)2%+,6(8"*7 (∗ ,>),-∗)=>>=,,>> &∗(!.. 6,4/06=,=?.

% (( >∋)->=)-∗>=,,>> &,∋=!?= 6,4/06=,=?.

!./01%# 6=;−()./5) %0)/2504:.(:0((1 !./01%*%7!./01%>=6/

0)(3∗%6*"'"2,#%!&2+&2+#"&* (∗ ,>),∗.)->,=,∋=, &∋?!∗? 0/&−0/4−9+/&3036&2,6209,>.∋>>,∋1(∋

% (∗ ,>),∗.)->,=,∋=, &∋(!1? 0/&−0/4−9+/&336&2,6209,>.∋>>,1->-

!./01%# 6=;−()./50 %)∗02.04:.(:0((1 !./01%*%7!./01%>=6/

0)(/∗%6*"#)>%9+$%'&?%!"#"), -, >∗)-..)>-,=,,>> &..!(>

!./01%# 6=;−()./5. %//2∗(4:.(:0((1 !./01%*%7!./01%>=6/

00(0∗%!+,,)$%!-)("!+,%,,! (( >∋)->=)=>>=,,>> &=∗!(> 93,009/+2&./6&4//+>>,(1∗?)03

!./01%# 6=;−()./53 %.32∗(4:.(:0((1 !./01%*%7!./01%>=6/

000/(%!+*Α,%,)+#"!%,)2!"!) (( ,>)-,()-,?=,,>> &.>!>> &/79/&2&&860!6,>=∗∋-(

!./01%# 6=;−()./5∗ %/(2((4:.(:0((1 !./01%*%7!./01%>=6/

0.(5(%9+2*"*7%,"#),%&'%+++,)#&*%"*! (∗ ,>),∗.)=1==,∋=, &-=(!-= ,?&/3/+/6,3−+,!&+/04&+063&2>∋>?),,-

!./01%# 6=;−()./55 %0.∗20.4:.(:0((1 !./01%*%7!./01%>=6/
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!./01%2/3456/7%8%9:+;6/7<=6/%>/5074?64 <

&∀#+*∃";%&/#5#*#&=>%&->>∋

!/<∀ 7%">%:%*=#/ "<∃ 40/%*%7 +006 ,&%=00 &<6 "<∃ 40/%>/5074?64 <!?<∋"> +# &<6

0.(/(%9+#)28,+,#%)Β6"+()*#%,,! (∗ ,>),∗.)=>>=,∋=, &-.1!>> 46,22)6,&4/23,6&2//4.,,?

% (∗ ,>),∗.)-∗-=,∋=, &∋.!.( 46,22)6,&4/23,6&403.,=∗

!./01%# 6=;−()./51 %.112/∗4:.(:0((1 !./01%*%7!./01%>=6/

0.)0∗%9+!)2,$%8)+!-%,-),, (- >1),>,)-.(=,,>> &1(!>> ,∋&8/209&9/6&4/23,2?(∗=

!./01%# 6=;−()./54 %4∗2((4:.(:0((1 !./01%*%7!./01%>=6/

0.)∗0%9)%)*)27"), (∗ ,>),∗=)--==,,>> &,%1?∗!>- 2&6,,&&+063&2>1->>∋

!./01%# 6=;−()./5/ %):4532(04:.(:0((1 !./01%*%7!./01%>=6/

0.)∗3%9)>+ (? >=)->-)=->=,,>> &=1>!>> 9,0+−8,99,3!/6.&!),2,∋1

% (? >=)->-)==-=,,>> &--(!>> 6/2&9/3.,6,39,&6,602&6/&0/3,∋1

!./01%# 6=;−()./1( %5(∗2((4:.(:0((1 !./01%*%7!./01%>=6/

0.)5(%9)2*)2%),)!#2"!%,6++,$%!& (( >∋)->-)-∗>=,,>> &==,!=( 406,&6,,+&./6&29/6,8//6!−9/2+/2---(.(>!>>,

!./01%# 6=;−()./1) %..)2.∗4:.(:0((1 !./01%*%7!./01%>=6/

0.)5∗%9),#%++$()*#%!)*#)2 (, >-),>=)=--=,,>> &.?!∗, 03./60/&0/3&93/66,21,∗,∋->>∋

% (, >-),>=)=--=,,>> &.?!∗, 03./60/&0/3&93/66,21,=.1>(,1

!./01%# 6=;−()./10 %)/02404:.(:0((1 !./01%*%7!./01%>=6/

0.01∗%9"**)8+7&%!&6*#$%#2)+,62)2 (∋ >∗),>,)?,>=,=,> &,%?=∗!?= 4033&9/&03!&!,2&4603904/+/)6)2&

% (∋ >∗)->,)?->=,=,> &(,(!=∋ 4033&9/&03!&!,2&03&,6,2&/)6)2&

% (∋ >∗)->,)?->=,=,> &∗-%-(>!>> 03&,6,2&&03!&!,2&46/1,9&/)6)2&

!./01%# 6=;−()./1. %33:3((2((4:.(:0((1 !./01%*%7!./01%>=6/

0..41%9",!&*,"*%>)++2#()*#%&'%2)!)*6 (? >=)(>,)-,?=,∗1. &,%>>>!>> &0.&,,&6,00&&/39,&.,,

!./01%# 6=;−()./13 %):(((2((4:.(:0((1 !./01%*%7!./01%>=6/
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!./01%2/3456/7%8%9:+;6/7<=6/%>/5074?64 <

&∀#+*∃";%&/#5#*#&=>%&->>∋

!/<∀ 7%">%:%*=#/ "<∃ 40/%*%7 +006 ,&%=00 &<6 "<∃ 40/%>/5074?64 <!?<∋"> +# &<6

0.3((%9",!&*,"*%>"!","&*%&'%+68,"!%- (= >.),>?)==∋=,,>> &(>!>> 6,602&6/&0/3−&/!!&!6,4

!./01%# 6=;−()./1∗ %∗(2((4:.(:0((1 !./01%*%7!./01%>=6/

0.3∗∗%9",!&*,"*%,6++&2#%!&,,)!#"&*, -, >∗)-..)>,(=,,>> &∗=?!=,

% -, >∗)-..)>,?=,,>> &,=1!∗>

% -, >∗)-..)>,(=,,>> &1.∗!?>

!./01%# 6=;−()./15 %):35/2.)4:.(:0((1 !./01%*%7!./01%>=6/

77=<∀%# 6=;− %31):11/2)(
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!./01%2/3456/7%8%9:+;6/7<=6/%>/5074?64 <
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!/<∀ 7%">%:%*=#/ "<∃ 40/%*%7 +006 ,&%=00 &<6 "<∃ 40/%>/5074?64 <!?<∋"> +# &<6

()∗))%)!+*,%#"#+)%, ∋( <∋)-%-)<<<-,,<< ∃∗<<?<< !+13,21.−∃./∃,.52,1&∃/.2,0

!./01%# 6=;−(./010 %)((2((0:/(:∗((3 !./01%*%7!./01%>=6/

% ∋( <∋)-%-)<<<-,,<< ∃∗<<?<< !+13,21.−∃./∃,.52,1&∃/.2,0

!./01%# 6=;−(./011 %)((2((0:/(:∗((3 !./01%*%7!./01%>=6/

% ∋( <∋)-%-)<<<-,,<< ∃∗<<?<< !+13,21.−∃./∃,.52,1&∃/.2,0

!./01%# 6=;−(./1(( %)((2((0:/(:∗((3 !./01%*%7!./01%>=6/

47=<∀%# 6=;− %.5)((2((









































Property Descript ion File No.UNIFORM RESIDENTIAL APPRAISAL REPORT
Property Address City State Zip Code

Legal Description County

Assessor's Parcel No. Tax Year R.E. Taxes $ Special Assessments $

Borrower Current Owner Occupant: Owner Tenant Vacant

Property rights appraised Fee Simple Leasehold Project Type PUD Condominium (HUD/VA only) HOA$ /Mo.

Neighborhood or Project Name Map Reference Census Tract

Sale Price $ Date of Sale Description and $ amount of loan charges/concessions to be paid by seller

Lender/Client Address

Appraiser Address

S
U

B
J
E

C
T

Location Urban Suburban Rural Predominant Single family housing Present land use % Land use change

Built up Over 75% 25-75% Under 25% occupancy PRICE AGE
$ (000) (yrs) One family Not likely Likely

Growth rate Rapid Stable Slow Owner Low 2-4 family In process

Property values Increasing Stable Declining Tenant High Multi-family To:

Demand/supply Shortage In balance Over supply Vacant (0-5%) Predominant Commercial

Marketing time Under 3 mos. 3-6 mos. Over 6 mos. Vacant (over 5%) ( )

Note: Race and the racial composition of the neighborhood are not appraisal factors.

Neighborhood boundaries and characteristics:

Factors that affect the marketability of the properties in the neighborhood (proximity to employment and amenities, employment stability, appeal to market, etc.):

Market conditions in the subject neighborhood (including support for the above conclusions related to the trend of property values, demand/supply, and marketing time

- - such as data on competitive properties for sale in the neighborhood, description of the prevalence of sales and financing concessions, etc.):

N
E

IG
H

B
O

R
H

O
O

D

Project  Informat ion for PUDs (If applicable) - - Is the developer/builder in control of the Home Owners' Association (HOA)? YES NO

Approximate total number of units in the subject project . Approximate total number of units for sale in the subject project .

Describe common elements and recreational facilities:

P
U

D

Dimensions Topography

Site area Corner Lot Yes No Size

Specific zoning classification and description Shape

Zoning compliance Legal Legal nonconforming (Grandfathered use) Illegal No zoning Drainage

Highest & best use as improved: Present use Other use (explain) View

Uti l i t ies Public Other Off-site Improvements Type Public Private Landscaping

Electricity Street Driveway Surface

Gas Curb/gutter Apparent easements

Water Sidewalk FEMA Special Flood Hazard Area Yes No

Sanitary sewer Street lights FEMA Zone Map Date

Storm sewer Alley FEMA Map No.

Comments (apparent adverse easements, encroachments, special assessments, slide areas, illegal or legal nonconforming zoning, use, etc.):

S
IT

E

GENERAL DESCRIPTION EXTERIOR DESCRIPTION FOUNDATION BASEMENT INSULATION

No. of Units Foundation Slab Area Sq.Ft. Roof

No. of Stories Exterior Walls Crawl Space % Finished Ceiling

Type (Det./Att.) Roof Surface Basement Ceiling Walls

Design (Style) Gutters & Dwnspts. Sump Pump Walls Floor

Existing/Proposed Window Type Dampness Floor None

Age (Yrs.) Storm/Screens Settlement Outside Entry Unknown

Effective Age (Yrs.) Manufactured House Infestation

ROOMS Foyer Living Dining Kitchen Den Family Rm. Rec. Rm. Bedrooms # Baths Laundry Other Area Sq.Ft.

Basement

Level 1

Level 2

Finished area above grade contains: Rooms; Bedroom(s); Bath(s); Square Feet of Gross Living Area

INTERIOR Materials/Condition HEATING KITCHEN EQUIP. ATTIC AMENITIES CAR STORAGE:

Floors Type Refrigerator None Fireplace(s) # None

Walls Fuel Range/Oven Stairs Patio Garage # of cars

Trim/Finish Condition Disposal Drop Stair Deck Attached

Bath Floor COOLING Dishwasher Scuttle Porch Detached

Bath Wainscot Central Fan/Hood Floor Fence Built-In

Doors Other Microwave Heated Pool Carport

Condition Washer/Dryer Finished Driveway

D
E
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Additional features (special energy efficient items, etc.):

Condition of the improvements, depreciation (physical, functional, and external), repairs needed, quality of construction remodeling/additions, etc.:

Adverse environmental conditions (such as, but not limited to, hazardous wastes, toxic substances, etc.) present in the improvements, on the site, or in the

immediate vicinity of the subject property:

C
O

M
M

E
N

T
S

Freddie Mac Form 70   6-93 Fannie Mae Form 1004   6-93PAGE 1 OF 2
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P.O. Box 592, Menasha, WI 54952Patricia Rudolph

140 Main Street, Menasha, WI 54952City of Menasha

N/AN/A

0030.00MSA/MD 36780

N/AX

XN/A

3,362.502,068.8920063-00882-00

WinnebagoOriginal Plat of Menasha,  Lots 54 & 55, Block 12

54952WIMenasha121 River Street

See Attached Addendum.

See Attached Addendum

The subject is located west of State Road 114 which is the main linkage for the area. The 

subject's neighbrohood is considered to be north of WWisocnisn Avenue in Neenah and south of Third Street in Menasha.
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See Attached 

Addendum

55139C0105E

03/17/2003100 year

X

none noted

gravel

basic lawn/trees

factories/houses

typical for area

rectangular

typical for area

basically level

none

Xyes

none

none

Xasphalt

X

X

X

X

X

X

X

R-1 single family residential

X8842 SF (per county records)

80' on road

gravel

X

X2 enclosed

Xlarge rear

0

X

average

none

average

oil

FA

wood    F

vinyl sheets F

vinyl/vinyl    F

varn/pntd wood P

plaster/panels P

carpt/vinl/subflr  P

2,7713612

27511

1,26613111

1,230112111

0

unknown

unknown

none

0%

0

none noted

none noted

some slight

none

100%

no

alum comb  P

dble hungs P

none

asphalt   A

vinyl siding  A

stone  A

80-85 yrs

87 years

existing

2.5 story

detached

2.5

2

There were no adverse environmental conditions noted however this appraiser is not an expert in 

this field and if there are any concerns a  professional should be contacted.

See Attached 

Addendum

The subject has two 100 amp electrical services and an estimated 40 gallon water heater. 

There are two forced air oil furnaces. There are cracked and/or broken windows. No hi-efficient iitems were noted during inspection.



Valuat ion Sect ion File No.UNIFORM RESIDENTIAL APPRAISAL REPORT
. . . . . . . . . . . . . . . . . . . . . . . . . . .

. . . . . . . . . . . . . . . .

. . . . . . . . . . . . . . . . . . .

. . . . . . . . . . . . . . . . . . .
. . . . . . . . . . .

ESTIMATED SITE VALUE =  $ Comments on Cost Approach (such as, source of  cost  est imat e,

ESTIMATED REPRODUCTION COST-NEW OF IMPROVEMENTS: site value, square foot calculation and for HUD, VA and FmHA, the

Dwelling Sq. Ft.  @ $ =  $ estimated remaining economic life of the property):

Sq. Ft.  @ $ =

=

Garage/Carport Sq. Ft.  @ $ =

Total Estimated Cost New =  $

Less Physical Functional External Est. Remaining Econ. Life:

Depreciation =  $

Depreciated Value of Improvements =  $

 "As-is" Value of Site Improvements =  $

INDICATED VALUE BY COST APPROACH =  $

C
O

S
T

 A
P

P
R

O
A

C
H

ITEM SUBJECT

Address

Proximity to Subject

Sales Price $

Price/Gross Liv. Area $

Data and/or

Verification Sources

VALUE ADJUSTMENTS DESCRIPTION

Sales or Financing

Concessions

Date of Sale/Time

Location

Leasehold/Fee Simple

Site

View

Design and Appeal

Quality of Construction

Age

Condition

Above Grade Total Bdrms Baths

Room Count

Gross Living Area Sq.Ft.

Basement & Finished

Rooms Below Grade

Functional Utility

Heating/Cooling

Energy Efficient Items

Garage/Carport

Porch, Patio, Deck,

Fireplace(s), etc.

Fence, Pool, etc.

Net Adj. (total)

Adjusted Sales Price

of Comparable

COMPARABLE NO. 1

$

$

DESCRIPTION + (-) $ Adjustment

Total Bdrms Baths

Sq.Ft.

+ - $

Gross:

Net: $

COMPARABLE NO. 2

$

$

DESCRIPTION + (-) $ Adjustment

Total Bdrms Baths

Sq.Ft.

+ - $

Gross:

Net: $

COMPARABLE NO. 3

$

$

DESCRIPTION + (-) $ Adjustment

Total Bdrms Baths

Sq.Ft.

+ - $

Gross:

Net: $

Comments on Sales Comparison (including the subject property's compatibility to the neighborhood, etc. ):

ITEM SUBJECT

Date, Price and Data

Source for prior sales

within year of appraisal

COMPARABLE NO. 1 COMPARABLE NO. 2 COMPARABLE NO. 3

. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .

Analysis of any current agreement of sale, option, or listing of the subject property and analysis of any prior sales of subject and comparables within one year of the date of appraisal:

INDICATED VALUE BY SALES COMPARISON APPROACH $

S
A

L
E

S
 C

O
M

P
A

R
IS

O
N

 A
N

A
L

Y
S

IS

INDICATED VALUE BY INCOME APPROACH (If Applicable) Estimated Market Rent $ /Mo. x Gross Rent Multiplier = $

This appraisal is made  "as is" subject to the repairs, alterations, inspections or conditions listed below subject to completion per plans and specifications.

Conditions of Appraisal:

Final Reconciliation:

The purpose of this appraisal is to estimate the market value of the real property that is the subject of this report, based on the above conditions and the certification, contingent

and limiting conditions, and market value definition that are stated in the attached Freddie Mac Form 439/Fannie Mae Form 1004B (Revised ).

I (WE) ESTIMATE THE MARKET VALUE, AS DEFINED, OF THE REAL PROPERTY THAT IS THE SUBJECT OF THIS REPORT, AS OF

(WHICH IS THE DATE OF INSPECTION AND THE EFFECTIVE DATE OF THIS REPORT) TO BE $ .

APPRAISER: SUPERVISORY APPRAISER (ONLY IF REQUIRED):

Signature Signature Did Did Not

Name Name Inspect Property

Date Report Signed Date Report Signed

State Certification # State State Certification # State

Or State License # State Or State License # State

R
E

C
O

N
C

IL
IA

T
IO

N

Freddie Mac Form 70   6-93 Fannie Mae Form 1004   6-93PAGE 2 OF 2
      Produced using ACI software, 800.234.8727 www.aciweb.com
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The estimated remaining economic life of the subject is 15 -

20 years. 

The site value is based on the city's fair market value as 

there are few sales of similar water lots in established 

neighborhoods.

56,500

5,000

19,456

147,720$147,720

17100

167,176

00

12,000deck/balcony/porches/crawl space

018.00Bsmt. 0

155,17656.002,771

32,000

1 graveldriveway

2 enclosed porch

none

lg deck/balcony

none

broken windows

oil FA

typical

unfinished

0 Sq.Ft.

2,771

10 3.00612

needs work

87 Years

vinyl siding

2.5 story/up/dn

factories/houses

8842 SF/river

fee simple

urban

N/A

N/A

city/county records

inspection

0.00

N/A

Menasha

121 River Street

60,4004.1%

54.1%

2,400X

-1,0001 asphalt

+2,500none

-1,500FP

+500lg open porch

-5,0002.0 car

-5,000superior

hot water/none

typical

unfinished

full basement

+5,4002,235

-2,0004.0059

similar

50+ yrs/similar

metal siding

2 story/up/dn

other homes

+8,5007800 SF/inferior

fee simple

urban

06/27/2007

none noted

conventional

city records

Multiple Listing Service

25.95

58,000

1 - 1.25 miles

Menasha

818 2nd Street

56,00012.0%

100.0%

6,000X

-2,0002 concrete

+1,0001 encl porch

none

+2,000none

-5,0002 - 1.0 car

-5,000superior

FA/space/none

typical

unfinished

partial/crawl

+14,5001,318

+2,0002.00411

-10,000needs work/super

50+ yrs/similar

wood siding

2 story/up/dn

other homes

+8,5007840 SF/inferior

fee simple

urban

02/17/2007

none noted

conventional

city records

Multiple Listing Service

37.94

50,000

3/4 - 1 mile

Menasha

51 Depere Street

61,80040.5%

90.5%

17,800X

-1,0001 concrete

+1,500cvrd porch

none

+2,000none

-5,0001.5++ car

-5,000superior

hot water/none

typical

unfinished

full basement

+9,8001,792

+2,0002.0027

similar

50+ yrs/similar

+5,000asphalt/slate

2 story/up/dn

homes/commercl

+8,5007800 SF

fee simple

urban

06/30/2006

none noted

conventional

city records

Multiple Listing Service

24.55

44,000

3/4 - 1 mile

Menasha

647 Third Street

The sales used were selected as they are all 

older duplexes that need work. Sales 1 & are most similar for condition needing extensive work.  Sales 2 & 4 need some work but are 

considered to be in overall superior condition. Sale 4 is currently a three plex and is a pending sale.  The sales were adjusted for their 

differences in size and amenities. They are all located in in older residential neighborhoods. There were no duplexes located on the 

water and adjustment is based on a partial difference in the assessed value of the land. This adjustment is for site and view but is 

combined as one under site. Most emphasis is placed on sales 1 & 3 as they are most similar for condition.

June, 2007

0ctober, 2006

sheriffs sale

04/2007

Database, no sale in year prior.

Per MLS, Redi WI Transfers

sheriffs sale

12/13/2005

61,000

Ownership of the subject was transfered to Winnebago County in October of 2006 and then again to the City of Menasha in June of 

2007. Sales 1,3 & 4 are sales after the property had gone into foreclosure.

0N/AN/A

WI688

08/29/2007

Patricia Rudolph

61,000

08/27/2007

6/93

The final value is based primarily on the market approach which uses the most similar sales available and provides the 

justification for the final value. The cost approach was developed but little emphasis is not reliable with a house this age and condition. 

The income approach was not developed as the subject is not rentable in the current condition. 

See Attached Addendum.

X

Rudolph & Associates



Supplemental Valuat ion Sect ion File No.UNIFORM RESIDENTIAL APPRAISAL REPORT
ITEM SUBJECT

Address

Proximity to Subject

Sales Price $

Price/Gross Liv. Area $

Data and/or

Verification Sources

VALUE ADJUSTMENTS DESCRIPTION

Sales or Financing

Concessions

Date of Sale/Time

Location

Leasehold/Fee Simple

Site

View

Design and Appeal

Quality of Construction

Age

Condition

Above Grade Total Bdrms Baths

Room Count

Gross Living Area Sq.Ft.

Basement & Finished

Rooms Below Grade

Functional Utility

Heating/Cooling

Energy Efficient Items

Garage/Carport

Porch, Patio, Deck,

Fireplace(s), etc.

Fence, Pool, etc.

Net Adj. (total)

Adjusted Sales Price

of Comparable

COMPARABLE NO. 4

$

$

DESCRIPTION + (-) $ Adjustment

Total Bdrms Baths

Sq.Ft.

+ - $

Gross:

Net: $

COMPARABLE NO. 5

$

$

DESCRIPTION + (-) $ Adjustment

Total Bdrms Baths

Sq.Ft.

+ - $

Gross:

Net: $

COMPARABLE NO. 6

$

$

DESCRIPTION + (-) $ Adjustment

Total Bdrms Baths

Sq.Ft.

+ - $

Gross:

Net: $

Comments on Sales Comparison (including the subject property's compatibility to the neighborhood, etc. ):

ITEM SUBJECT

Date, Price and Data

Source for prior sales

within year of appraisal

COMPARABLE NO. 4 COMPARABLE NO. 5 COMPARABLE NO. 6

Analysis of any current agreement of sale, option, or listing of the subject property and analysis of any prior sales of subject and comparables within one year of the date of appraisal:
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1 graveldriveway

2 enclosed porch

none

lg deck/balcony

none

broken windows

oil FA

typical

unfinished

0 Sq.Ft.

2,771

3.00612

needs work

87 Years

vinyl siding

2.5 story/up/dn

factories/houses

8842 SF/river

fee simple

urban

N/A

N/A

city/county records

inspection

0.00

N/A

Menasha

121 River Street

68,600-6.4%

50.6%

4,675X

-2,0002 asphalt

+1,0002 cvrd porches

none

+2,000none

-500none/shed

-5,000superior

FA/bsbrd/none

typical

unfinished

partial/crawl

+3,2002,456

3.00410

-10,000needs work/super

107 years

vinyl siding

2 story/sd x sd

homes/commercl

+10,0006800 SF

fee simple

urban

pending sale

-3,375closing costs

conventional

city records/interior inspection

Multiple Listing Service

29.84

73,275

1/4 mile

Menasha

53 Tayco/300 Chute Street

00.0%

0.0%

0X

00.0%

0.0%

0X

June, 2007

0ctober, 2006

sheriffs sale

07/12/2006



ADDENDUM
Borrower: N/A File No.: 070378

Property Address: 121 River Street Case No.:

City: Menasha State: WI Zip: 54952

Lender: City of Menasha

Addendum Page 1 of 1

Photographs:

The digital photos of the subject property in this report are original photos that were taken at the time of the
inspection and have not been altered or enhanced in any way.    

Additional Comments:

In this area the taxes paid in the current year are for the prior year. The current years tax bill will not be available
until late in the year.  The special assessments on the 2006 tax bill were for as follows:

Unpaid Utilities - $2171.93
Weed Cutting -   $1190.57

Neighborhood Market Factors

The subject is located on an island on the far south side of the city of Menasha that is formed by a channel and
the Fox River. The river and channel connect Little Lake Butte Des Morts and Lake Winnebago. Menasha is one
of the communities that make up the Fox Cities area. The subject is located in a grouping of three homes that
are located on the river. There are industrial buildings on the north side of River Street and to the east of the
grouping of homes. There are other single family homes to the south across the river and to the north across the
channel. There are commercial buildings along Highway 114. There is an elementary school and a high school
within a mile while the middle school is about 3 miles away. There are a number of neighborhood parks located
within a mile. There is access to major highways within 2 miles which provides access to the remainder of the
Fox Cities area.   

Neighborhood Market Conditions
Duplexes in the Fox Cities area sell at approximately 97% of the list price with an average of 173 days on the
market. This information is based on the past years MLS sales to date. Financing tends to be conventional but
there are some government assisted loans available. There are few seller concessions except in the case of
entry level homes where the seller may contribute to the buyers closing costs and pre-paids. The Fox Cities area
has seen low unemployment and continued growth during the past decade. Property values had been increasing
but have stabilized in the past couple years. Many of the major employers in the area are associated with paper
manufacturing and insurance industries providing a good employment/economic base for area. The Fox Cities
area consists of several connecting cities, villages and townships with a combined population of over 200,000
people.    

Site Comments
The site is located on the Fox River and a channel off of it. Part of the site is in a 100 year flood zone. The
property is zoned R-1 single family residential. Becasue it has not been used as a two family for over a year it
has lost its status of being legal non-conforming. The property must be used as a single family home or the
zoning must be changed to be used as a two family dwelling. The site has a basic lawn with a few large trees.
There is a gravel driveway. No easements or encroachments to the site were noted during inspection.

Condition of Improvements
The subject is a two unit dwelling with one,  two bedroom unit on the main level and a 4-5 bedroom, two bath
unit on the second and third levels. The subject is in poor condition needing work on, but not limited to plumbing,
electrical, walls, windows, flooring, kitchens and bathrooms. Some rooms are missing floor coverings and there
are some damaged walls and doors. There is no ceiling in the second floor bathroom.  Kitchen cabinets are in
poor condition. The main level windows were boarded to stop vandalism. There are broken/cracked  windows on
each level.  There are two enclosed porches and a large deck off of the main level and a balcony for the second
level.   

Conditions of Appraisal

This is not a home inspection and the appraiser is not acting as a home inspector. This appraisal does not offer
warranties or guarantees of any kind. At the time of inspection the water and electricity were disconnected.   
Personal property is not included in reaching market value.   



Borrower File No.

Property Address

City County State Zip Code

Lender

This Appraisal Report is one of the following types:

Self Contained (A written report prepared under Standards Rule 2-2(a), pursuant to the Scope of Work, as disclosed elsewhere in this report.)

Summary (A written report prepared under Standards Rule 2-2(b), pursuant to the Scope of Work, as disclosed elsewhere in this report.)

Restricted Use (A written report prepared under Standards Rule 2-2(c), pursuant to the Scope of Work, as disclosed elsewhere in this report,

restricted to the stated intended use by the specified client or intended user.)

APPRAISAL AND REPORT IDENTIFICATION

I certify that, to the best of my knowledge and belief:

• The statements of fact contained in this report are true and correct.

• The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions, and are my personal, impartial, and

unbiased professional analyses, opinions and conclusions.

• Unless noted below, I have no present or prospective interest in the property that is the subject of this report, and no (or the specified) personal interest with

respect to the parties involved.

• I have no bias with respect to the property that is the subject of this report or the parties involved with this assignment.

• My engagement in this assignment was not contingent upon developing or reporting predetermined results.

• My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or direction in value that

favors the cause of the client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related

to the intended use of this appraisal.

• My analyses, opinions and conclusions were developed and this report has been prepared, in conformity with the Uniform Standards of Professional

Appraisal Practice.

• I have have not made a personal inspection of the property that is the subject of this report.

• No one provided significant real property appraisal assistance to the person signing this certification.  (If there are exceptions, the name of each individual

providing significant real property appraisal assistance is stated elsewhere in this report.)

Appraiser's Certification

Comments on Appraisal and Report Identification
Note any USPAP related issues requiring disclosure and any State mandated requirements:

APPRAISER: SUPERVISORY APPRAISER (only if required):

Signature: Signature:

Name: Name:

Date Signed: Date Signed:

State Certification #: State Certification #:

or State License #: or State License #:

State: State:

Expiration Date of Certification or License: Expiration Date of Certification or License:

Effective Date of Appraisal:

Appraiser's Degree of Subject Property Inspection: Supervisory Appraiser's Degree of Subject Property Inspection:

Did Not Inspect Exterior-only from street Interior and Exterior Did Not Inspect Exterior-only from street Interior and Exterior

      Produced using ACI software, 800.234.8727 www.aciweb.com USPAP06A 090506

City of Menasha

54952WIWinnebagoMenasha

121 River Street

070378N/A

X

X

The intended user of this appraisal report is the City of Menasha. The intended use is to evaluate the property that is the subject of this 

appraisal for property valuation purposes, subject to the stated scope of work, purpose of the appraisal, reporting requirements of this 

appraisal report form and definition of market value. No additional intended users are identified by the appraiser.

X

08/27/2007

12/14/2007

WI

688

08/29/2007

Patricia Rudolph



FLOORPLAN

Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender: City of Menasha

54952WIMenasha

121 River Street

070378N/A

Comments:

AREA  CALCULATIONS  SUMMARY
Code Description Size Net Totals

GLA1 First Floor  1230.25

GLA2

 1230.25

Second Floor  1266.25

GLA3

 1266.25

Third Floor   274.50

P/P

  274.50

Enclosed Porch   105.50

Enclosed Porch   270.00   375.50

TOTAL LIVABLE (rounded)      2771

Breakdown Subtotals

LIVING  AREA  BREAKDOWN

First Floor

           6.0  x     6.0 36.00 

          10.5  x    20.5 215.25 

           3.0  x     7.0 21.00 

0.5 x     1.8  x     3.0 2.63 

0.5 x     1.8  x     3.0 2.63 

          15.0  x    20.5 307.50 

          10.0  x    20.5 205.00 

          15.5  x    25.5 395.25 

           2.5  x    18.0 45.00 

Second Floor

           6.0  x    12.0 72.00 

          10.5  x    20.5 215.25 

           3.0  x     7.0 21.00 

0.5 x     1.8  x     3.0 2.63 

0.5 x     1.8  x     3.0 2.63 

6 unlisted calculations 1227.25 

20 Calculations Total (rounded)      2771

Sketch by Apex IV™
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P.O. Box 592, Menasha, WI 54952   920-735-6612 / 920-735-6613



SUBJECT PROPERTY PHOTO ADDENDUM

Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender:

FRONT VIEW OF
SUBJECT PROPERTY

REAR VIEW OF
SUBJECT PROPERTY

STREET SCENE

City of Menasha

54952WIMenasha

121 River Street

070378N/A



Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender:

      Produced using ACI software, 800.234.8727 www.aciweb.com PHT6

City of Menasha

54952WIMenasha

121 River Street

070378N/A

Upper Bath Lower Bath

Upper Bath Lower Kitchen

Upper Kitchen Water View



COMPARABLE PROPERTY PHOTO ADDENDUM

Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender:

COMPARABLE SALE #1

Sale Date:
Sale Price: $

COMPARABLE SALE #2

Sale Date:
Sale Price: $

COMPARABLE SALE #3

Sale Date:
Sale Price: $

City of Menasha

54952WIMenasha

121 River Street

070378N/A

58,000

06/27/2007

Menasha

818 2nd Street

50,000

02/17/2007

Menasha

51 Depere Street

44,000

06/30/2006

Menasha

647 Third Street



COMPARABLE PROPERTY PHOTO ADDENDUM

Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender:

COMPARABLE SALE #4

Sale Date:
Sale Price: $

COMPARABLE SALE #5

Sale Date:
Sale Price: $

COMPARABLE SALE #6

Sale Date:
Sale Price: $

City of Menasha

54952WIMenasha

121 River Street

070378N/A

73,275

pending sale

Menasha

53 Tayco/300 Chute Street



LOCATION MAP

Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender: City of Menasha

54952WIMenasha

121 River Street

070378N/A

P.O. Box 592, Menasha, WI 54952   920-735-6612 / 920-735-6613
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AN ORDINANCE RELATING TO C-4 BUSINESS PARK DISTRICT 
 
Introduced by Mayor Joseph Laux 
 
The Common Council of the City of Menasha does ordain as follows: 
 

SECTION 1:  Section 13-1-37 is repealed and recreated as follows: 
 

SEC. 13-1-37 C4 - BUSINESS PARK DISTRICT. 

(a) INTENT.  The purpose of this district is to accommodate a limited range of general 
business and light industrial uses. These provisions are intended to promote 
aesthetically pleasing and harmonious overall development by establishing a 
minimum standards for site development and building design. 

(b) PERMITTED USES.   
(1) Administrative, management, and support services. 
(2) Construction services and contractors offices. 
(3) Educational services and schools serving thirty (30) students or less. 
(4) Financial and insurance services. 
(5) Light manufacturing and assembly. 
(6) Medical, dental and other health services. 
(7) Personal services. 
(8) Printing and publishing. 
(9) Professional, scientific, and technical services. 
(10) Research, testing, and technology-based uses. 
(11) Utility substations. 
(12) Wholesale and distribution facilities. 
(13) Uses not explicitly enumerated in the section as permitted uses, but 

determined by the Plan Commission to be closely similar thereto provided 
that these uses are not specified elsewhere as requiring a special use 
permit. 

(c) SPECIAL USES. 
(1) Day care centers. 
(2) Radio or television broadcasting facilities. 
(3) Recreation and fitness facilities. 
(4) Retail. 

(d) ACCESSORY BUILDINGS AND USES. 
(1) Accessory buildings and uses customary with and incidental to the principal 

use shall be  permitted unless otherwise excluded by this Chapter. 
(2) Outdoor storage and outdoor display areas shall be prohibited. 

(e) USES REQUIRING CONDITIONAL SITE PLAN APPROVAL. 
(1) Any proposed new construction. 
(2) Any proposed addition or expansion to a non-conforming lot, structure, or 

use. 
(3) Any proposed addition or expansion which exceeds five percent (5%) of the 

building square footage or five hundred (500) square feet, whichever is less. 
(4) A change in occupancy; this requirement does not include a change in 

tenant or proprietorship of a substantially similar use to that which existed 
previously. 

(f) GENERAL STANDARDS. 
(1) Minimum lot size:  twenty thousand (20,000) square feet. 
(2) Minimum front yard setback:  twenty-five (25) feet for structures, ten (10) 

feet for parking and paved areas. 



(3) Minimum side yard:  ten (10) feet for structures, parking, and paved areas. 
(4) Minimum rear yard:  twenty-five (25) feet for structures, ten (10) feet for 

parking or paved areas. 
(5) Maximum lot coverage:  thirty percent (30%) covered by buildings. 
(6) Maximum building height:  forty-five (45) feet or three (3) stories. 
(7) Design Standards.  

a. Permitted uses requiring conditional site plan approval shall 
comply with the requirements of Section 13-1-12. 

b. The following shall apply to additions or expansions not required 
to obtain site plan approval: 
i. The primary façade material for all additions or expansions 

shall be brick or natural stone.  Where there is an addition or 
an expansion to an existing building, the façade materials on 
the portion of the building being altered or added must visually 
match or complement the appearance of the existing building.  
The Plan Commission may consider the use of alternative 
façade materials that are durable and of high quality for such 
additions or expansions.  

i. Secondary façade materials may be used for architectural 
details or enhancements to additions or expansions.  Such 
materials shall be high quality, durable, and cover not more 
than twenty-five percent (25%) of the building façade. The 
Plan Commission shall approve all secondary materials. 

(8) Screening. Permitted uses requiring conditional site plan approval shall 
comply with the requirements of Section 13-1-12. 

(9) Landscaping. Permitted uses requiring conditional site plan approval shall 
comply with the requirements of Section 13-1-12. Requirements set forth 
in Sec. 13-1-17 for commercial transitional landscaping areas shall apply 
to this district.  

(10) Lighting. Permitted uses requiring conditional site plan approval shall 
comply with the requirements of Section 13-1-12. 

(11) Parking. The parking requirements listed in Section 13-1-51(b) shall apply 
to this district. 

(12) Loading. No loading shall be allowed in between any building and any 
street right-of-way. The loading requirements stated in Section 13-1-50 
shall apply to this district. 

(g) NUISANCE CONTROL.  No operation, process, manufacturing, or building shall 
produce or create excessive noise, light, odor, smoke, vibration, heat, glare, dust, 
gas, electronic interference, toxic matter, industrial waste, or other external 
nuisance. 

(m) SIGNS.  Refer to Article F. 
 
SECTION 2:  This Ordinance shall become effective upon its passage and publication as 
provided by law. 
 
 
Passed and approved this __________ day of ____________________, 2007. 
 
 
 
     _____________________________________ 
      Joseph F. Laux, Mayor 
 
 
   ATTEST: _____________________________________ 
      Deborah A. Galeazzi, City Clerk 
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AN ORDINANCE RELATING TO HEIGHT, SETBACK AND AREA EXCEPTIONS 

 

Introduced by Mayor Joseph Laux 

 

The Common Council of the City of Menasha does ordain as follows: 

 

SECTION 1:  Section 13-1-14(j) is created as follows: 

(j) In the C-1, C-2, C-3 districts, and Special Uses in the R-1, R-2, R-3, and R-4 

districts, covered canopies shall be allowed to extend into the front yard setback 

up to the right-of-way. Such canopies shall have a seven (7) foot minimum 

clearance at all points. Any portion of the canopy proposed to be extended into 

the right-of-way shall be subject to review and approval from the Director of 

Public Works and issuance of a revocable occupancy permit.  

 

SECTION 2:  This Ordinance shall become effective upon its passage and publication as 

provided by law. 

 

 

Passed and approved this __________ day of ____________________, 2007. 

 

 

 

      _____________________________________ 

      Joseph F. Laux, Mayor 

 

 

    ATTEST: _____________________________________ 

      Deborah A. Galeazzi, City Clerk 
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AN ORDINANCE RELATING TO ZONING DISTRICTS 
 
Introduced by Mayor Joseph Laux 
 
The Common Council of the City of Menasha does ordain as follows: 
 

SECTION 1:  Section 13-1-20 is repealed and recreated as follows: 
 

SEC. 13-1-20 ESTABLISHMENT OF DISTRICTS. 

 

(a) DISTRICTS.  For the purpose of this Chapter, present and future, provision is 
hereby made for the division of the City of Menasha into the following 16 basic 
zoning districts: 

 (1) A-1 Agricultural/Holding District 
 (2) R-1 Single-Family Residence District 
 (3) R-1A Low-Density Single Family Residence District 
 (4) R-2 Two-Family Residence District 
 (5) R-2A Multi-Family, Zero Lot Line Residence District 
 (6) R-3 Multi-Family, Medium Density Residence District 
 (7) R-4 Multi-Family, High Density Residence District 
 (8) C-1 General Commercial District 
 (9) C-2 Central Business District 
 (10) C-3 Business and Office District 
 (11) C-4 Business Park District 
 (12) I-1 Heavy Industrial District 
 (13) I-2 General Industrial District 
 (14) PUD Planned Unit Development District 
 (15) R-MH Mobile Home District 
 (16) TND Traditional Neighborhood Development 

 
 SECTION 2:  This Ordinance shall become effective upon its passage and 

publication as provided by law. 

 

Passed and approved this __________ day of ____________________, 2007. 

 

 

     _____________________________________ 

      Joseph F. Laux, Mayor 

 

 

   ATTEST: _____________________________________ 

      Deborah A. Galeazzi, City Clerk 
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AN ORDINANCE RELATING TO R-3 MULTI-FAMILY, MEDIUM DENSITY RESIDENCE 
DISTRICT 

 
Introduced by Mayor Joseph Laux 
 
The Common Council of the City of Menasha does ordain as follows: 
 

SECTION 1:  Section 13-1-27 is repealed and recreated as follows: 
 
SEC. 13-1-27 R-3 MULTI-FAMILY, MEDIUM DENSITY RESIDENCE DISTRICT. 
 
(a) INTENT.   

The purpose of this district is to create medium density residential areas generally 
located on the fringes of one (1) and two (2) family residential neighborhoods.  Uses 
that generate high volumes of traffic, noise, and other disruptions are generally 
restricted. 

(b) PERMITTED USES. 
(1) Any use permitted in the R-2a Multi Family Residential District. 
(2) Multi-family dwellings. 

(c) PERMITTED USES REQUIRING CONDITIONAL SITE PLAN APPROVAL. 
(1) Utility substation. 

(d) SPECIAL USES. 
(1) Airport/ heliport. 
(2) All commercial and public radio, microwave and television towers and all private 

radio and television towers exceeding sixty (60) feet in height. 
(3) Boarding house. 
(4) Church. 
(5) Hospital 
(6) Mobile home park. 
(7) Nursing home. 
(8) Park or playground. 
(9) Private club, fraternity, or lodge. 
(10) Public library, museum, art gallery, or community center. 
(11) Railroad right-of-way and uses essential to their operation. 
(12) School. 

(e)  GARAGES ACCESSORY BUILDINGS AND USES. 
(1) Not more than one (1) nor more than three (3) garage stalls per dwelling unit. 
(2) Not more than one (1) accessory building per lot or per principal structure if 

more than one principal structure is located on a lot. 
(3) Not more than one of the following accessory uses per lot or per principal 

structure if more than one principal structure is located on a lot: 
a. Private swimming pool. 
b. Private tennis court. 
c. Satellite antenna dish. 
d. Detached solar structure. 

 
(f)  GENERAL STANDARDS. 

(1) Setbacks. 
a. Minimum front yard setback – Twenty (20) feet or the prevailing setback. 
b. Minimum side yard – Eight (8) feet on each side.  For a single or two (2) 

family dwelling, minimum side yards are the same as the R-1 District 
requirements. 



c. Minimum rear yard – Twenty-five (25) feet. 
d. Maximum height – Forty-five (45) feet or three (3) stories. 
e. Minimum side and rear yard of detached garages, accessory buildings 

and uses – Three (3) feet side yard and three (3) feet rear yard. 
f. Minimum lot size – Seven thousand two hundred (7,200) square feet for a 

single family dwelling, not less than three thousand six hundred (3,600) 
square feet per unit for a two (2) family dwelling and not less than two 
thousand four hundred (2,400) square feet per unit for a three (3) or more 
family dwelling unit. 

(2) Design Standards.  
a. Permitted uses requiring conditional site plan approval shall comply with 

the requirements of Section 13-1-12. 
b. The following shall apply to additions or expansions not required to obtain 

site plan approval; 
i. The primary façade material for all additions or expansions shall be 

brick or natural stone.  Where there is an addition or an 
expansion to an existing building, the façade materials on the 
portion of the building being altered or added must visually 
match or complement the appearance of the existing building.  
The Plan Commission may consider the use of alternative 
façade materials that are durable and of high quality for such 
additions or expansions.  

ii. Secondary façade materials may be used for architectural details or 
enhancements to additions or expansions.  Such materials shall 
be high quality, durable, and cover not more than twenty-five 
percent (25%) of the building façade. The Plan Commission shall 
approve all secondary materials. 

(3) Screening. Permitted uses requiring conditional site plan approval shall comply 
with the requirements of Section 13-1-12. 

(4) Landscaping. Permitted uses requiring conditional site plan approval shall 
comply with the requirements of Section 13-1-12. 

(5) Lighting. Permitted uses requiring conditional site plan approval shall comply 
with the requirements of Section 13-1-12. 

(6) Parking. The parking requirements listed in Section 13-1-51(b) shall apply to this 
district. 

 

SECTION 2:  This Ordinance shall become effective upon its passage and publication 
as provided by law. 
 
 
Passed and approved this __________ day of ____________________, 2007. 
 

  

          

_____________________________________ 

      Joseph F. Laux, Mayor 

 

ATTEST: 

 _____________________________________ 

      Deborah A. Galeazzi, City Clerk 

 

 

 
 


