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Cedar Falls (population 40,000) is located in northeast 
Iowa and is the home of the University of Northern Iowa 
(UNI). Downtown Cedar Falls is a historic Main Street 
Community with active retail businesses and numerous 
restaurants, pubs and taverns. The downtown area 
has seen significant new development in recent years, 
with a number of mixed-use residential/commercial 
developments completed; a new 127-room hotel that is 
currently under construction; and additional development 
projects that are in the planning and design phase.

The level and pace of new development activity has 
raised concerns by existing downtown businesses, 
residents and stakeholders that existing parking is 
insufficient to support additional development. To 
address these concerns, WGI performed a parking 
study that included extensive public outreach efforts; 
parking impact analyses on new development projects; 
and a review of the entire public parking operation.

PROJECT HIGHLIGHTS

• The study revealed that additional public parking 
capacity in the form of structured parking will be 
needed to support any additional development 
activity.

• City Council voted unanimously to direct staff to 
implement all recommendations included in the final 
report document.





Neighborhood Planners LLC, 602 N Lawe St, Appleton, WI 54911
      neighborhoodplanners.org   |   920.585.3593

RE: DOWNTOWN WAUSAU TOWERS AREA MARKET STUDY

On behalf of Neighborhood Planners, Engberg Anderson Architects, WGI, and Place Dynamics (Project 
Team)  thank you for the opportunity to submit this proposal to work in partnership with the City of Wausau 
as it prepares development concepts and parking strategies for the study area. 

Our team includes expertise in urban planning, market analysis, urban design, and parking strategies. Based 
on our discussion with the City we understand the focus of the study is to identify alternatives for creating 
a more vibrant neighborhood to the north of the core downtown area. With the tremendous success of 
downtown, and the on-going development occurring to the north (East Riverfront Area), this study will 
help bridge the gap between the two districts with a set of land use, urban design/development, and parking 
recommendations. 

Our team is attracted to this project because of the opportunity to continue transforming the riverfront into 
into a recognizable district that supports a mix of shopping, dining, living, and other uses. We will work closely 
with the City and a group of downtown stakeholders to prepare a compelling vision for this district. Based on 
stakeholder meetings, a review of prior studies, and additional analysis, we will craft redevelopment concepts 
and alternatives, along with recommendations for parking.

Based on these findings, Neighborhood Planners and Engberg Anderson will prepare future redevelopment 
scenarios in an engaging process involving key stakeholders and the City. The final plan will include compelling 
visual renderings and a set of market and parking strategies to help guide implementation.  

Thank you for the opportunity to share this proposal. I will be the primary point of contact and project 
manager for this project and can answer any questions you may have concerning our proposal.  

Respectfully submitted, 

 

Andrew F. Dane, Principal  
Neighborhood Planners LLC        
602 N. Lawe St., Appleton, WI 54911  
andrew@neighborhoodplanners.org  
920.585.3593 

29 MARCH 2019

Bradley Sippel
City of Wausau
300 Main Street 
Wausau, WI 53590
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1NEIGHORHOOD PL ANNERS 

Qualifications and 
Experience
Statement of Qualifications

Neighborhood Planners is a small, boutique urban planning with one 
employee, Andrew Dane. A description of the services provided can 
be found on the following page of this proposal. I have over 20 years 
of experience providing a broad range of urban planning and design 
assistance to municipalities. 

Our highly experienced team, led by Neighborhood Planners, will be 
working directly on this assignment and are available to initiate the project 
immediately. The five individuals listed below comprise our entire team, 
and the City will be working directly with us on the project. 

As Project Manager, Andrew Dane will be the primary point of contact 
with the City and lead stakeholder engagement efforts for the study. He 
will be responsible for implementation planning and plan preparation. 
Andrew has worked closely with each member of the team (except for 
WGI) on a variety of projects including private real estate development, 
corridor planning, urban design and economic development. See resume 
for professional qualifications.

Eric Ponto and Amanda Koch, Engberg Anderson, have several decades 
of planning and design experience executing successfull urban infill and 
mixed use projects in Wisconsin. They are currently working with Andrew 
on a private real estate project in the Fox Cities . Their role includes goal 
setting, design concepts, graphic design/renderings, cost estimating, and 
implentation planning. Engberg Andreson has 37 full time employees. See 
resume for professional qualifications.

Michael Stumpf, Place Dynamics, has over 25 years of experience in land 
use planning and economic development planning. Michael will provide 
market-based recommendations for the study. Place Dynamics has one 
full time employee. See resume for professional qualifications.

Andrew Miller, WGI, has over 20 years of experience as a planner 
and senior consultant, working with downtown organizations and 
municipal governments throughout the country. As a downtown parking 
management consultant, he has assisted dozens of cities and downtown 
organizations to establish successful, effective downtown parking 
management programs. Andrew will provide parking recommendations. 
WGI has 600 employees.

ABOVE: Engberg Anderson regularly participates 
in community design workshops exploring 
redevelopment alternatives
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Andrew Dane founded Neighborhood Planners LLC in 2018 after 20 
years of community planning and development experience in both the 
public and private sectors. 

Our passion is helping build great neighborhoods and communities. We 
help communities achieve their vision through thoughtful community 
engagement, technical problem-solving, strategy development and 
implementation. 

Andrew is highly active in his neighborhood, having formed the 
Lawrence City Park Neighborhood Association. Through Neighorhood 
Investments LLC, he has also created a platform for neighbors to 
invest in residential and commercial property rehabilitation. 

Contact:

Andrew F. Dane, Principal  
Neighborhood Planners LLC                
602 N. Lawe St., Appleton, WI 54911  
andrew@neighborhoodplanners.org  
920.585.3593

Services Include:
• Urban Design
• Waterfront Planning
• Park system plans
• Park and trail planning and 

design
• Public engagement
• Corridor planning
• Downtown Planning
• Bike and Pedestrian Plans
• Redevelopment Planning
• Neighborhood Planning
• Market Analysis 
• Feasibility Studies
• Economic Development 

Planning

“Andrew has helped WiRED identify and pursue 
unique real estate opportunities outside the greater 
Milwaukee market. Andrew looks at real estate the 
same way we do: it’s not about buildings that take 
up space - it’s about spaces that structure lives. 
While I deeply appreciate his technical expertise, 
it is his total commitment to community building 
that I find so compelling. Working with Andrew 
has helped me evolve WiRED’s approach to real 
estate development and the critical role that 
neighborhoods play in meeting the social demands 
of the people that live in them.”

Blair Williams, President, WiRED Properties
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EDUCATION

Master of Science 
Urban and Regional Planning 
University of Arizona-Tucson (2002)

Bachelor of Science 
Conservation Biology 
University of Wisconsin-Madison 
(1994)

REGISTRATIONS/
CERTIFICATIONS

LEED AP Neighborhood 
Development (LEED AP ND), U.S. 
Green Building Council

Charrette Facilitator (NCI), National 
Charrette Institute

Envision Sustainability Professional 
(ENV SP), Institute for Sustainable 
Infrastructure

Certified Plann (AICP), American 
Institute of Certified Planners

Integrated Community Sustainability 
Planning Certification (ICSP), The 
Natural Step

PROFESSIONAL 
ASSOCIATIONS

American Planning Association 
Wisconsin Chapter

Institute for Sustainable 
Infrastructure

U.S. Green Building Council

The Natural Step, Member

Wisconsin Downtown Action Council

Andrew Dane AICP, ENV SP, NCI, LEED® ND
Project Manager and Stakeholder Engagement Lead

Mr. Dane is an urban planner with extensive experience assisting both rural and urban 
communities as well as private industry. Andrew is a highly skilled and confident group 
process leader and facilitator, with extensive experience designing and leading public 
participation and community engagement processes. He specializes in project planning and 
implementation assistance for complex projects including parks, waterfronts, trails, land 
use, transportation, redevelopment, historic preservation, and downtown revitalization. 

ECONOMIC DEVELOPMENT
• Brownfields Historic Fill Permit, Neenah, WI
• Riverside North Redevelopment, La Crosse, WI 
• Housing Plan, City of South Tucson, AZ
• Economic Dev. Plan, Vernon County, WI
• Economic Impact Study, N. WI State Fair
• Economic Impact of Crafts/Arts, NW WI 
• Water System Capacity Study, Eau Claire, WI
• Business Park Feasibility Study, Eau Claire, WI
• IMPLAN Impact Studies, Barron County
• IMPLAN Impact Studies, Chippewa County, WI
• BRE Study, Polk-Barron County, WI
• Value-Added Wood Product Study, MRRPC, WI
• Marketing Co-op Feasibility Study, WI

PARKS AND OPEN SPACE
• Waterfront Master Plan, Fish Creek, WI
• Arrowhead Park Waterfront Plan, Neenah, WI
• Trails Master Plan, Appleton, WI
• River Management Plan, Kiel, WI
• Master Land Use Plan, La Crosse Co. Landfill
• Kinnickinnick River Corridor Plan, River Falls, WI
• Comprehensive Outdoor Rec. Plan, Suring, WI
• Wayfinding and Streetscape Plan, Fish Creek, WI
• Lyons Park Creek Sustainability Review, MMSD

Miller’s Bay Neighborhood Streetscape Design Plan, 
Oshkosh, WI

BUSINESS DISTRICTS AND REDEVELOPMENT
• Master Plan, Sherwood, WI 
• Downtown Master Plan, Appleton, WI
• Downtown Revitalization Plan, Clintonville, WI
• Downtown Master Plan, Marshfield, WI
• Downtown Vision Plan, Menasha, WI
• Strategic Plan, Chippewa Falls Main Street
• Downtown Plan, Porter, IN
• Downtown Revitalization Plan, Gering, IN
• Downtown Redevelopment Plan, Elm Grove, WI
• Downtown Plan, Porter, IN

LAND USE AND TRANSPORTATION                   
• Bicycling and Pedestrian Plan, Fish Creek, WI
• Bicycling and Pedestrian Wayfinding Plan, WI
• Transportation Plan, Sherwood, WI
• 54th Street Preliminary Design, Edina, MN
• Miller’s Bay Neighborhood Plan, Oshkosh, WI
• Downtown Parking Study, Fish Creek, WI
• Comprehensive Plan Workshop, Marshfield, WI
• Comprehensive Plan, Stevens Point, WI
• Comprehensive Plan, Appleton, WI
• Comprehensive Plan, Barron County, WI

ENERGY & SUSTAINABILITY                       
 
• Biomass Feasibility Studies, Bad River Tribe, WI
• Recycling Optimization Study, Chippewa County
• Solid Waste/Recycling Plan, Fond Du Lac Tribe
• Solid Waste Management Plan, La Crosse Co.
• Energy Conservation Plan, Chippew County 
• Bioefuls Feasibility Study, MRRPC, WI
• Biofuels Feasibility Study, Thilmany Papers, WI
• Biofuels Due Diligence Study, Xcel Energy, WI
• Energy Conservation Plan, Oneida Tribe, WI
• Strategic Energy Plan, Chippewa County, WI

• Water Street Corridor Plan Menasha, WI
• Retail Market Study, Columbus, OH
• Corridor Revitalization Plan, Tulsa, OK
• Pocket Neighborhood Dev., Eau Claire, WI
• Neighborhood Revitalization, Appleton, WI
• Market Analysis/Downtown Plan, Elm Grove, WI

• Parking & Pedestrian Plan, Egg Harbor,
• Downtown Master Plan, East Stroudsburg, PA
• Business Service Center, Eureka, CA
• Business Service Development, Eureka, CA

PRIOR EXPERIENCE

EXPERIENCE
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RELEVANT EXPERIENCEEDUCATION
University of Wisconsin-Milwaukee, 

Master of Architecture, 1996

University of Wisconsin-Milwaukee, 
Bachelor of Science - Architectural 

Studies, 1989

ACTIVITIES|AFFILIATIONS
University of Wisconsin-Milwaukee 

School of Architecture & Urban 
Planning Alumni Association

President, 2000 - 2011
Organized exhibition: “Unbuilt 

Milwaukee”
Organized roundtable discussion: 

“Emerging Voices in Design”
Organized roundtable discussion: 

“Modernism to Mediocrity?”

ACADEMIC EXPERIENCE
University of Wisconsin-Milwaukee, 

Adjunct Professor, 2002, 2006

AWARDS|RECOGNITION
211-213 Broadway, Milwaukee, WI 

Mayor’s Design Award, 2017
The North End, Milwaukee, WI 

AIA WI Design Award of Merit, 2010;
The Business Journal Real Estate 

Awards, Best Development 
Residential, First Place, 2010;

Daily Reporter Top Project, 2010
Atelier, Milwaukee, WI

Daily Reporter Top Project, 2017 
The Business Journal Real Estate 

Awards, Best Development
LightHorse 4041, Shorewood, WI
WI Chapter of American Planning 

Assoc., Urban Design Award, 2013
Toussaint Square, Milwaukee, WI 

Milwaukee Awards for 
Neighborhood Development 

Eric Ponto became Partner at Engberg Anderson in 2016. A recognized 
designer of award-winning projects in the mixed-use, urban planning, and 
multi-family housing markets including The North End, The Posner Building, 
Dwell Bay View and Lighthorse 4041, Eric is highly regarded for his project 
management skills. He has cultivated long-standing relationships with his 
clients since joining the firm in 2002.

Eric J. Ponto
PARTNER

The North End, Milwaukee, WI
Master Plan Master Plan for a 450-unit condominium development on a former 
leather company brownfield site along the Milwaukee River north of downtown.  
LEED-ND® (Neighborhood Development) certification is anticipated.
ONE at North End ( Phase I ) ONE at North End includes 83-units (partial WHEDA 
financed) with 13,000 sf retail space and 144-space underground parking structure
Portrait + Silhouette ( Phase II ) Two additional mixed-use retail and apartment 
buildings: Portrait contains 55-units; Silhouette is 100-units (including some WHEDA 
financed). Phase 2 also includes a new public park (Denim Park)
Vignette ( Phase IV ) Vignette expands the North End with an additional 155-units, 
an outdoor swimming pool and grilling station, mini-bowling lanes, a fitness center, 
and an extension of the Riverwalk
Chroma ( Phase V) Chroma includes 88-units, a pet grooming center, and a rooftop 
clubhouse with 30’X30’ outdoor terrace and grilling station

Historic Third Ward Riverwalk, Milwaukee, WI
Master plan and design for this half-mile public walkway which runs along the east 
bank of the Milwaukee River and connects with the existing downtown Riverwalk.  
Built as a pile-supported wooden boardwalk over the water, this segment 
incorporates design elements of the area’s industrial heritage and emphasizes 
environmental education.

Beer Line “B” Redevelopment Project Study, Milwaukee, WI
Preparation of master plan and neighborhood code for 44-acre redevelopment area; 
includes housing, retail, Public Park and riverwalk in association with Dan Solomon.  
Engberg Anderson subsequently designed Trostel Housing, a 135-unit apartment/
condo project on the riverfront site.

Harborpark Redevelopment Plan, Kenosha, WI
Redevelopment plan and architectural standards for 42-acres on Lake Michigan 
shore and adjacent to downtown; previously a Chrysler Motors industrial site, the 
project includes Brownfield cleanup and offers public/private opportunities for 
cultural, recreation, retail and housing development.

MillerCoors Streetscaping, Milwaukee, WI
12-block long streetscaping project along a state highway that serves as a major 
regional thoroughfare.  Marks historic Miller Valley as a tourist destination, upgrades 
corporate tour facilities and enhances the neighborhood pedestrian experience.

Riverheath, Appleton, WI
A new development that reclaims a brownfield industrial waterfront site.  The 
project combines multi-unit housing, office and retail space into a dense core.  
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Amanda enjoys working with clients to determine the best way to achieve 
their goals for a project while guiding them to a solution that is both 
functional and aesthetically pleasing. Since joining Engberg Anderson, she has 
been involved in multiple community charrettes and an international urban 
planning project. Amanda is an integral member of our design team, having 
worked on several complex multi-building, mixed-use projects.

Since 2012, she has taught various design courses as an Adjunct Professor at 
both MIAD and the UWM School of Architecture and Urban Planning.

Amanda Koch
AIA | ARCHITECT 

Racine at North Beach, Racine, WI 
Racine at North Beach is a multi-phase, mixed-use development bordered by Lake 
Michigan and Racine’s Root River. The development will contain approximately 
470 units and numerous amenities, along with several retail spaces at street level.

The Flats @ Grandview Commons, Madison, WI 
Six residential buildings at two stories each, along with a community clubhouse 
that will be the central location for resident amenities. Catering to small families, 
this development will offer 94 apartment homes. 

Metrotech, Madison, WI
Five-story mixed-use development will feature 115 apartment homes for the 
independent living senior, along with first floor amenity and retail space. 

Five Fifty Ultra Lofts, Milwaukee, WI 
Part of the new Milwaukee Bucks Arena District, Five Fifty Ultra Lofts is a mixed-
use project that features 112 units and many amenities including a rooftop club 
room and outdoor terrace, fitness room, an indoor/outdoor lounge, storage areas 
on every residential floor and an on-site leasing office. 

Tannery at Edge of the River, Racine, WI 
The first phase of the Edge of the River development, the Tannery is a multi-family 
renovation and addition with 129 units ranging in size from 400-square-foot micro 
units to large two-story lofts. The renovated building features exposed timber 
framing, high ceilings, and a new penthouse addition with club room and outdoor 
terrace. Additional amenities include a fitness room, leasing office, and direct 
access to Racine’s planned Riverwalk.

The Hills Luxury Commons, Milwaukee, WI 
Located in the historic Brewer’s Hill neighborhood, The Hills Luxury Commons is 
a three-phase development. Block A features a four-story mixed-use residential 
building with retail on the first level. Block B houses a community clubhouse 
and 32 apartment homes in three residential buildings. Block C includes seven 
townhomes, each with a private roof terrace and a two-car garage.

RELEVANT EXPERIENCE

EDUCATION
University of Wisconsin-Milwaukee

Master of Architecture, 2015

Milwaukee Institute of Art and 
Design

Bachelor of Fine Arts, 2011

REGISTRATIONS
Registered Architect:  WI

ACTIVITIES | AFFILIATIONS 
American Institute of Architects, 

Member
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MICHAEL STUMPF 

Principal 

 

Education 

MS Urban/Economic Geography 

BS Public Administration 

Northern Illinois University 
 

Certifications 

American Institute of Certified 
Planners (AICP) – #019408 
Certified Economic Developer 
(CEcD) – #1782  

 

Professional 

American Planning Association 
International Economic 
Development Council 

Mid-America Economic 
Development Council (Board) 
National Trust for Historic 
Preservation 

Wisconsin Downtown Action 
Council (Board, President) 
Wisconsin Economic Development 
Association 

Michael Stumpf is a community strategist with more than thirty years of 
experience in government and as a private consultant. Michael is an expert in 
applying market intelligence to craft effective community and economic 
development strategies.  

After beginning his career in retail development, Michael spent 15 years as 
an economic development director for communities in Illinois, Wisconsin, and 
Colorado. In 2005 he left his position as the economic development director 
for the City of Boulder, Colorado, to form Place Dynamics. 

Through more than 140 projects in 27 states and provinces, Michael has 
gained extensive knowledge of the alternative approaches employed in 
various regions of the country, and in differing types of urban and rural 
communities. His work in economic development and downtown 
revitalization has received several professional awards. 

As an economic development director, Michael was instrumental in 
implementing business district strategies in both downtowns and emerging 
commercial areas. He has continued to make revitalization a large part of his 
consulting practice, incorporating his background in market analysis and 
knowledge of development. Michael has been on the board of the Wisconsin 
Downtown Action Council since 1996. 

Michael has expertise in business location decision-making in both the retail 
and primary industry sectors. He has authored numerous articles on industrial 
site selection and retail markets. Michael applies this knowledge in helping 
communities to site and plan successful commercial business districts and 
employment centers. His retail work encompasses all types of commercial 
areas, mixed-use neighborhoods, and shopping centers. He has conducted 
the market feasibility, site selection, and development planning for business 
or industrial parks with public and private investment approaching $1 billion. 

Michael’s work in community planning has tended to focus on market-driven 
approaches and small area development or redevelopment plans. These have 
included neighborhoods, development sites, parks, and waterfronts, in 
addition to comprehensive planning and related activities such as impact 
fees, economic impact analysis, and demographic or economic studies. 

Experience 

BUSINESS DISTRICTS AND REDEVELOPMENT 

 124th St and Lisbon Rd Redevelopment Plan, Brookfield, WI 
 Allen Creek / Union St. Redevelopment Plan, Evansville, WI 
 Commercial Corridor Plans, Appleton, Wisconsin 
 Commercial Corridors Study, Rochester, New York 
 Downtown Concept Plan, Port Arthur, Texas 
 Downtown Plan, Appleton, Wisconsin 
 Downtown Plan, Belvidere, Illinois 
 Downtown Plan, Boulder, Colorado 
 Downtown Plan, Clintonville, Wisconsin 
 Downtown Plan, Elm Grove, Wisconsin 
 Downtown Plan, Marshfield, Wisconsin 
 Downtown Plan, Mazomanie, Wisconsin 
 Downtown Plan, Menasha, Wisconsin 
 Downtown Plan, Whitewater, Wisconsin  
 Downtown Redevelopment Sites, Janesville, Wisconsin  
 Downtown Strategic Assessment, Sioux City, Iowa 
 Fox River Corridor Redevelopment Plan, Appleton, WI 

 Hawthorn Mellody Redevelopment, Whitewater, WI 
 Hilltop Small Business Study, Columbus, Ohio 
 International Marketplace, Indianapolis, Indiana 
 Interstate 94 Corridor Plan, Raymond, Wisconsin 
 James Street Redevelopment Plan, Whitewater, WI 
 Jefferson Street Redevelopment Plan, Whitewater, WI 
 Layton Boulevard Strategy, Milwaukee, WI 
 Near West Side Strategy, Milwaukee, Wisconsin 
 Oneida Street Corridor Plan, Appleton, Wisconsin 
 Richmond Street Corridor Plan, Appleton, Wisconsin 
 Superior Trade Zone Strategy, Michigan 
 Town Center Plan, Ledgeview, Wisconsin 
 Town Center Plan, Raymond, Wisconsin 
 Town Center Plan, Tylertown, Mississippi 
 Washington Av Redevelopment Workshop, Madison, WI 
 Whitewater Hotel Redevelopment, Whitewater, WI 
 Wisconsin Avenue Corridor Plan, Appleton, Wisconsin 

1995
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O F F I C E  LO C AT I O N :  K A L A M A Z O O  

 

Andrew’s professional background includes over 20 years of experience as a planner and senior 
consultant, working with downtown organizations and municipal governments throughout the 
country. As a downtown parking management consultant, he has assisted dozens of cities and 
downtown organizations to establish successful, effective downtown parking management 
programs. Prior to his consulting work, Andy served as Director of Downtown Planning & 
Development in Kalamazoo, Mich., and as the Executive Director of the Pottsville Area 
Development Corporation (PADCO) in Pottsville, Penn. In both positions, he was responsible for 
the management of downtown development districts and in linking parking planning, management 
and development with overall revitalization and economic development efforts. The Kalamazoo 
downtown parking system that Andrew managed was one of the first municipal parking operations 
in the U.S. to be privatized under a non-profit community development corporation and it continues 
to serve as a parking management model for downtowns throughout the country. 

Cedar Falls Downtown Parking Study, IA, City of Cedar Falls, Project Manager, Supervisor. 
Andy is currently engaged with the City of Cedar Falls to update a parking study that was 
performed by Community Main Street volunteers and provide updated analyses and 
recommendations. The online parking survey that was developed for the study received over 2,600 
completed responses and provided valuable information on downtown parking conditions and 
perceptions.  
Parking Analysis & Management Plan, Neenah, Wisconsin, Project Manager. The City of 
Neenah (population of 25,000) is unique in that it has a large number of daytime employees for a 
small downtown. Managing hundreds of paper-based permits while trying to protect customer and 
visitor parking from being abused by employees was a constant challenge. Andy completed an 
analysis and management plan that documented existing conditions and developed 
recommendations for technology upgrades and system-wide improvements. Final deliverables 
included RFP assistance for technology improvements that included electronic permitting, LPR 
enforcement and a new back-end electronic ticket processing system.  
Downtown Parking Study, Eau Claire, Wisconsin, Project Manager. Andrew was responsible 
for the project management processes while developing a parking study. The city of Eau Claire, 
Wisconsin has experienced a tremendous amount of redevelopment in the downtown area. 
Andrew led team members from WGI who supported the development of current and future growth 
activities by performing shared parking modeling and providing estimates on parking needs based 
on various development scenarios. Final deliverable includes a strategic plan to position the 
parking system and accommodate current and future parking needs.  
Downtown Dayton Parking Study, OH, Supervisor, Project Manager. Andy and his team 
developed an on-street evaluation focusing on the transportation needs for the city. Dayton is the 
6th largest city on Ohio. Previously, the city has suffered economic setbacks due to loss of the 
NCR Corporate Headquarters and a major downsizing by General Motors Corporation. Despite these setbacks, new leadership has 
pushed downtown Dayton to experience an economic and cultural renaissance. Because of this economic resurgence, the city 
recognized a need to address its on-street parking program to modernize and improve the parking system to position the downtown for 
continued growth and revitalization. WGI assisted in this effort by performing a study of the downtown on-street parking program and 
making recommendations that will modernize the parking program and significantly improve customer satisfaction. 
Wheaton Parking Payment Management Study, IL, Supervisor, Project Manager. The city of Wheaton underwent a 
comprehensive downtown parking payment management study by WGI. The project focused on improving paid parking for commuters 
in the downtown area. The study included a financial analysis of the parking revenue system, a comparable city analysis of the metro 
line, and an online survey. Final recommendations included upgrading the parking enforcement technology and integrating 
enforcement elicit permitting to creating a more efficient revenue system. 

 

Andrew 
Miller, AICP 

Registrations: 
American Institute of Certified 
Planners: Michigan #019296, 
2004 

Education: 
Bachelor of Science, Public 
Service - Pennsylvania State 
University, 1987 

Certifications: 
Certified Assessing Officer 

Affiliations: 
American Planning Association 
International Downtown 
Association 
International Parking Institute 
Michigan Downtown 
Association 
Michigan Parking Association 
Urban Land Institute 

Total Years of Experience: 
29 

Senior Project Manager 

RELEVANT EXPERIENCE 
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This section of the proposal includes a project plan which addresses the 
requirements set forth in the City’s RFP. Our team does not anticipate 
the need for any physical space and/or equipment, other than helping 
coordinate space for proposed workshops and public meetings. The 
total number of stakeholder meetings in the proposed project budget 
is three (3). This number does not include staff meetings, either 
in-person or remote. 

Task One: Project Kick Off

We will initiate the project with a kick off meeting. Prior to the meeting 
our team will prepare a digital base map of the study area to facilitate 
in-person discussion of challenges and opportunities within the 
corridor. In consultation with City staff Project Manager, Andrew Dane 
will prepare an agenda for the Kick Off meeting.

1.1  Project Kick Off Meeting with Staff

a. Introductions
b. Project expectations from staff
c. Expectations from stakeholders
d. Finalize stakeholder engagement plan
e. Identification of advisory committee (if applicable)
f. Discuss schedule and key milestones, including bi-weekly project  
 coordination meetings
g. Review City’s relevant parking, landscape, and site design            

requirements; discuss results of prior market studies and    
expectations for additional market analysis

h. Site tour

Task 1 Deliverables:
• Written stakeholder engagement plan 
• Updated schedule 
• Site tour written summary annotated to project site map

Task Two: Towers Area Today Report 

Our multi-disciplinary team will prepare a succinct, highly graphical and 
easy to read Towers Area Today report summarizing existing physical, 
land use, circulation, market, and community conditions. This 6-8 
page report will be used to create a shared framework of understanding 
around the key issues and opportunities impacting the study area prior 
to moving on to the conceptual design phase. The report will include 
the following analysis:

• Physical conditions/setting
• Existing and proposed connectivity
• Market and parking conditions
• Key trends impacting study area
• Prior related planning & City’s goals for the project

Proposed Approach
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2.1  Stakeholder Interviews

Interview key stakeholders as identified by the City.

2.1  Market Analysis for potential sites and area

Prepare a market study for the redevelopment area with a 
focus on updating existing market information for site and 
study area

2.3 Analysis of existing parking plan demand assumptions.

2.3 Prepare Towers Area Today

Task 2 Deliverables:

• Market Study 
• Towers Area Today Report 
• Initial Parking Assessment

Task Three: Towers Area Design Workshop

Andrew Dane and Eric Ponto will lead a design workshop 
resulting in up to three (3) alternative redevelopment 
frameworks. 

The workshop will engage City staff and the stakeholder 
team in an intensive, hands-on series of meetings in order 
to generate inital alternatives for redevelopment of the 
study area including road configuration options, active 
transportation infrastructure, green space, infill and 
redevelopment opportunities. Hands-on drawing, graphical 
presentations, image boards, vignette sketches, and 
visual preference exercises will be used to ensure a highly 
productive and engaging series of meetings. The following 
tasks will be refined based upon input from the City:

3.1 Design Workshop Planning Meeting

a. Presentation of Towers Area Today Report
b. Meet with City Staff and stakeholders

3.2 Design Workshop Day 1 (6pm-8pm) 

a. Present Towers Area Today Report 
b. Discuss development objectives,       
 connectivity objectives, streetscape objectives, open  
 space bike/pedestrian, and vehicular circulation and  
 parking objectives

3.3 Day 2 – Design Workshop (9am – 5pm)

a. Present up to three alternative sketch frameworks
b. Discuss and explain key attributes of each including  
 potential advantages & disadvantages
c. Receive feedback on conceptual designs including   
 parking 

Task 3 Deliverables:

• Updated parking analysis to reflect alternatives
• Towers Area design objectives
• Visual preference exercise results
• Revelopment framework alternatives and renderings
• Workshop presentation boards
• Workshop summary 

Task Four: Prepare and present draft Towers Area 
Redevelopment Plan

This task begins with a review and discussion of the 
results of the Design Workshop completed in Task 3. 
Andrew Dane and Eric Ponto will meet with City staff 
and the stakeholders to evaluate and select one or more 
redevelpment alternatives for further refinement. 

4.1 Meeting to discuss results of Design Workshop

4.2 Prepare refined alternatives and renderings based on 
task 4.1

4.3 Present and receive feedback on refined alternatives at 
in-person meeting with City and stakeholders

4.4  Develop site specific parking ratios utilizing the 
information developed during the project and published 
industry parking standards such as the Urban Land Institute 
(ULI) and the Institute of Transportation Engineers (ITE). 
Parking ratios will consider:

a.  Shared parking opportunities for compatible land uses
b.  Weekday, evening, and weekend peak parking demand
c.  Special events

4.5 Based on the projected land uses and the site specific 
parking ratios determine parking supply needs for the area 
(limited to one scenario of less than 6 blocks).

4.6 Based on the projected land uses and the site specific 
parking ratios determine parking supply needs for the area 
(limited to one scenario of less than 6 blocks).
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4.7 Identify potential parking facility sites and determine 
the number of parking spaces and approximate size (levels) 
that could be developed, up to 3 scenarios.

4.8 Prepare draft final Towers Area Redevelopment Plan

Task 4 Deliverables:

• Redevelopment framework and renderings
• Circulation framework
• Open space and circulation framework
• Site specific parking ratios
• Parking supply needs
• Potential parking facility sites, including, number of 

parking spaces and approximate size (levels) that could 
be developed, up to 3 scenarios.

Task Five:Prepare final Towers Area Redevelopment Plan

This task begins with a review and discussion of the 
results of task four. Our team will facilitate a meeting 
with City staff and the stakeholder group to identify final 
redevelopment and parking recommendations. The process 
for completing this task includes:

5.1  Discuss results of previous task with staff and 
stakeholders

5.2 Prepare Final Towers Area Redevelopment Plan

5.3. Present final Towers Area Redevelopment Plan to City 
and stakeholders 

5.4 Finalize plan and appendices for adoption by City

Task 5 Deliverables:

• Project base maps
• Project meeting agendas and summaries
• Plans, sketches, announcements, PowerPoint    
 presentations and related documents 
• Final colored redevelopment framework 
• Final Concept Image boards 
• Final Concept vignette and elevations board
• Final renderings to illustrate proposed redevelopment  
• Final Towers Area Redevelopment Plan (PDF format)         
 including final concepts described above, market   
 analysis, and parking recommendations



11NEIGHORHOOD PL ANNERS 

Schedule

Neighborhood Planners can work with the City of Wausau to determine a final project schedule that takes into 
consideration factors like the scheduling of regular City meetings, holidays or other activities that may impact 
availability, grant or budget deadlines, design deadlines, and other issues. The following is a proposed schedule, based on 
an anticipated MAY 1  2019 start date.

Project Kick Off       MAY    
Towers Area Today Report    MAY
Design Workshop      MAY/EARLY JUNE   
Draft Redevelopment Plan    AUGUST
Final Redevelopment Plan    SEPTEMBER
Adoption        OCTOBER

.

Andrew Dane  leads neighborhood design workshop for the Water Street Corridor in Menasha, WI. 
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Cost Analysis and Budget
Hourly Billing Rates

Andrew Dane, Neighborhood Planners, $100/HR

Eric Ponto, Engberg Anderson, $160/HR

Amanda, Koch, $120/HR

Additional Engberg Anderson staff rates if required, $75-$120 

(Graphic designers, architects, project production, etc.)

Michael Stumpf, Place Dynamics, $100/HR

Andy Miller, WGI, $120/HR

Other Costs

TRAVEL. Our team does not charge for travel. 

START UP COSTS. Our team does not have any start up costs associated

MEETING ATTENDANCE. Our team does not charge for meeting attendance. The design 
workshop and draft final presentations will be billed at the hourly rates identified above. 

ABOVE: Engberg Andersons’s renderings for Phase 3 of Riverheath Development on the Fox River in downtown Appleton
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Cost Analysis and Budget for Primary Services 

 
HOURLY RATE
TASK HRS. COST HRS. COST HRS. COST HRS. COST HRS. COST HRS. COST

1. Project Kick Off 2 $200 2 $320 0 $0.00 0 $0 1 $100 1 $120 $740
2. Towers Area Today 
Report 8 $800 0 $0 0 $0.00 0 $0 12 $1,200 16 $1,920 $3,920
3. Towers Area Design 
Workshop 12 $1,200 12 $1,920 0 $0.00 0 $0 0 $0 0 $0 $3,120
4. Prepare & Present Draft 
Redev. Plan 16 $1,600 8 $1,280 12 $1,440.00 24 $1,800 8 $800 12 $1,440 $8,360
5. Prepare & Present Final 
Redev. Plan 16 $1,600 8 $1,280 8 $960.00 24 $1,800 8 $800 12 $1,440 $7,880

TOTALS 54 $5,400 30 $4,800 20 $2,400.00 48 $3,600 29 $2,900 41 $4,920 $24,020

100
Graphic Designer

75
SUBTOTAL

Miller
120

Stumpf
100

Koch
120

Ponto
160

Dane

ABOVE: Redevelopment planning in Milwaukee
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None of the firms or individuals included in this proposal 
have any current licensure or non-discrimination 
claims against them, nor have they had any in the past 
five years, with one exception. Engberg Anderson 
has had (2) settled claims in the last 5 years. 

Claims, Licensure, and Non-
Discrimination Violations

Rendering examples 



15NEIGHORHOOD PL ANNERS 

Marshfield Downtown Plan
Brief Project Overview
Andrew led public involvement activities and served as the lead land use 
planner on this project. Michael Stumpf, Place Dyamics was the lead 
author of the report.

The updated Plan focused on key redevelopment opportunities for 
downtown Marshfield, including a downtown plaza, a mix of in-fill 
housing products, hotel, office and concentrated retail and restaurant 
opportunities.

Results/Implementation
Following completion of the study, the City constructed an urban green 
street and public plaza downtown. Additional infill housing is also being 
pursued for the redevelopment areas identified in the plan.

Public Engagement Strategies
On-line survey/downtown walking tours/open house during Christmas 
parade/visual preference excercise/visioning workshop

Key Recommendations
Catalytic projects included a green street corridor economic 
development recommendations, and an urban plaza. Strategies and an 
implementation plan weregrounded in a custom market analysis and 
review of key downtown strengths and weaknesses.

Contact Information
Reference for Andrew Dane and Mike Stumpf 

Josh Miller, Community Planning & Economic Development Director
Marshfield, WI
josh.miller@ci.marshfield.wi.us
715.486.2075

Work Samples & References
City of Marshfield

D O W N T O W N  M A S T E R  P L A N 

March 10,  2015

“I’ve had the pleasure of working with Andrew 
on a couple of planning projects over the past 
few years. Working with Andrew is a truly 
collaborative process and he has always been 
open to incorporating our ideas into the projects 
we’ve worked on together. His facilitation and 
consensus-building skills brought out some great 
ideas from the community that were instrumental 
in how our plans were developed. After working 
with Andrew on a recent update to the downtown 
master plan, the City had a much clearer vision 
for how to develop our 2nd Street Corridor and 
downtown plaza. Shortly after the adoption of 
that plan, we were able to develop the first two 
blocks of the corridor. In the summer of 2018, 
the Wenzel Family Plaza, a multigenerational 
gathering space adjacent to the 2nd Street 
corridor, was dedicated and open to the public.”
-Josh Miller, City of Marshfield
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Appleton Downtown Plan
Brief Project Overview
Andrew served as project manager responsible for leading
public involvement efforts and integrating market analysis
and planning recommendations into the final Plan. The
Downtown Plan and Comprehensive Plan update included 
urban design concepts, downtown business retention 
and expansion recommendations, public art and creative 
placemaking, riverfront analysis and linkages, land use and 
streetscape recommendations.

Results/Implementation
Following completion of the study, the City moved forward 
with the following intiatives identified in the study:

• Downtown Mixed-Use Library
• Reconstruction of Jones Park 
• Ellen Korte Peace Park
• New riverfront trails and pedestrian bridges
• Multi-family adaptive reuse of Zuelke Building
• Wayfinding Signage
• Public Arts Commission

Public Engagement Strategies
On-line commenting platform with over 3,000 responses/
downtown walking tours/downtown biking tour/design 
charrette/open house/artist focus groups/developer 
interviews/visioning workshop

Key Recommendations
The plan recommended the City pursue a mixed-use 
library and additional downtown 
infill multi-family housing. The 
plan recommended the City 
strengthen efforts to make 
downtown more walkable while 
also strengthening adjacent 
neighborhoods.

Contact Information
Reference for Andrew Dane 

Jennifer Stephany
Executive Director
Appleton Downtown 
Incorporated
jennifer@appletondowntown.org
920.954.9112

Chapter 14 Downtown Plan
Executive Summary 

 

City of Appleton Comprehensive Plan 2010-2030  

Appleton, Wisconsin
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Initiative #7 Public Spaces & 
Riverfront
DESCRIPTION 
Public spaces make cities more livable by offering opportunities for 
exercise, gathering, activities, or simply relaxation. They serve an 
important role in establishing the downtown as the central social 
district for the region. They also serve as venues for a wide variety of 
programming which bring visitors downtown year-round.

Appleton is preparing to invest in improvements to Jones Park and Ellen 
Kort Peace Park, as well as several trails in and adjacent to downtown. These 
improvements will stimulate private sector investment creating additional 
tax base. 

Looking ahead, the City and ADI will forge new partnerships and use a 
combination of parks, trails, wayfinding, lighting, and other strategies to 
define a distinctive waterfront district strongly tied to downtown. This will 
be done in a manner which ensures accessibility to people of all abilities, 
while celebrating Appleton’s rich history and culture. 

KEY STRATEGIES
7.1 Complete proposed trail segments along   
 the Fox River

7.2 Construct a grand stair case and similar   
 stair  and ramp linkages which connect   
 downtown to the river

7.3 Consider developing a civic plaza on a   
 portion of the YMCA ramp site when it   
 comes down

7.4 Plan, design, and construct improvements   
 to Jones Park and Ellen Kort Peace Park 

7.5 Continue to support public and private   
 efforts to identify and develop     
 pocket parks, alleyways, and other    
 pedestrian opportunity zones off of College  
 Avenue

7.6 Promote the identity of the riverfront    
 through creative use of lighting

7.7 Support creation of a new or     
 remodeled library downtown providing   
 space for contemplation, creation and    
 collaboration.

7.8  Continue both public and private    
 redevelopment along the Fox River    
 Corridor

Jones Park Framework

Jones Park framework plan highlights strategies to increase connectivity between downtown 
Appleton and the Fox River. Inset photos il lustrate opportunities to brand the river front 
through the use of l ighting, and to create destination social gathering places for the 
community.
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17SHORT ELLIOTT HENDRICKSON INC.

Park, which is a critical link between downtown and the river. 

Creating a strong public realm interface with the exhibition 

center will draw residents and visitors to the area year round, 

maximizing the exhibition center’s local economic impact as 

well as encouraging visitors to explore downtown, the park and 

the river.

Implementation steps taken since the plan was finalized include:

• The City issued RFP for Mixed Use Library and has selected a 

preferred development team for the project

• The City implemented riverfront connectivity 

recommendations including redesign of Jones Park (under 

construction) and a master plan for Ellen Korte Peace Park, 

which will be constructed in 2019

• Appleton Downtown Inc and the City hosted their 1st Annual 

State of the Downtown Summit to share plans and updates 

with the entire community

A C

D

A. 	Focus group discussing land use

B. 	Opportunity to post comments via online tools like 
Community Remarks

C. 	Issues and opportunities workshop

D. 	Redevelopment concepts identified during the 
planning charrette

B
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Initiative #4 Downtown 
Development & Business Retention
DESCRIPTION 
Businesses are finding downtowns highly attractive. Younger employees find 
the downtown setting to be particularly appealing, and all employees enjoy 
the access to restaurants, services, and entertainment. This environment 
is the unique selling point for downtown. It can be equally appealing to 
home-grown businesses and to corporations. A mix of strategies will ensure 
downtown continues to be a desirable business location for many different 
types and sizes of businesses. 

KEY STRATEGIES
4.1 Sustain and grow the retail niches which   
 have formed downtown

4.2 Identify and aggressively recruit target   
 industries 

4.3 Protect the existing retail blocks on College  
 Avenue

4.4 Add depth to retail nodes beyond College   
 Avenue by encouraging new businesses on  
 side streets and fronting Soldier’s Square

4.5 Facilitate and pursue entrepreneurial    
 business development in the downtown

4.6 Create opportunities for smaller offices and  
 business services to locate downtown,   
 including north of College Avenue

4.7 Maintain an environment favorable to    
 larger employers in the downtown

4.8 Support private sector efforts to redevelop   
 and invest in downtown

4.9 Implement the block level      
 conceptual ideas contained in Section 4 of   
 the full chapter

RIGHT: Shoppers visiting downtown Appleton

BELOW: Conceptual perspective of mixed 
use infill  development as identified in the 
redevelopment framework. View is from the 
current library site toward back side of City 
Center Plaza.
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Initiative #3 Neighborhood & 
Residential Development
DESCRIPTION 

Residential development is critical to the success of downtown. The 
community envisions a mix of mid-density residential, higher density 
residential, and mixed-use redevelopment in several locations surrounding 
the core downtown district as illustrated in the redevelopment framework. 
In areas adjacent to downtown, pockets of attractive older homes will 
be preserved and rehabilitated, while other areas are identified for 
redevelopment. Townhomes, pocket neighborhoods, and apartment units 
will offer an expanded variety of housing options in an attractive urban 
setting. These new residences will be served by additional neighborhood 
retail and services. 

KEY STRATEGIES
3.1 Encourage mixed-use and mid-density   
 residential redevelopment on     
 under-utilized sites on the edge downtown

3.2 Preserve and enhance historic     
 neighborhoods adjacent to downtown

3.3 Promote development of neighborhood   
 serving businesses to meet the basic    
 shopping and service needs of downtown   
 and nearby residents

3.4 Evaluate the need to amend the Zoning   
 Code and evaluate other tools to facilitate   
 redevelopment in mixed-use areas    
 bordering the downtown CBD 

3.5 As future housing is added downtown,   
 Coordinate efforts with the Appleton Area   
 School District (AASD)

3.6 Enhance the image of downtown north of   
 College Avenue

3.7 Support green energy and sustainable   
 infrastructure development

3.8 Promote a broad spectrum of housing   
 types within the downtown study area

3.9 Fund and implement a “Quiet Zone”

3.10 Promote well-designed transitional areas   
 between higher density development    
 downtown and adjacent, largely single   
 family neighborhoods

BELOW: Conceptual perspective of mixed use infill  development as identified in the 
redevelopment framework. Vantage point is from the corner of Drew Street and Washington 
Street.
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Initiative #1 Urban Form & Design
DESCRIPTION 
Downtown is an urban place, but is also the cultural, social, and civic 
heart of the community. It has a distinctive image different from 
other parts of the city.

The character and the quality of downtown’s public and private spaces 
should reflect the importance of the district to the community. A mix of 
land uses, historic buildings, well-defined streets, pedestrian walkways, 
public gathering  spaces and civic buildings combine to create a memorable 
experience for visitors and a strong positive image of downtown.

The City and its partners will continue to invest in the downtown,  creating 
a great quality of life for a growing residential population while also 
strengthening downtown’s draw as a unique destination for visitors.

KEY STRATEGIES
1.1 Continue development of entry features on  
 major routes into the downtown

1.2 Continue to enhance the civic campus   
 south of Lawrence Street 

1.3 Implement appropriate streetscaping    
 projects throughout the downtown

1.4 Install sculpture, murals, and other art in   
 public locations throughout the downtown

1.5 Continue to encourage quality urban    
 design throughout the downtown through  
 voluntary measures

1.6 Add flexible outdoor space      
 throughout the downtown area

LEFT:
Sketch showing reimagined 
College Avenue streetscape 
and volunteers painting 
Parklet Place

BELOW:
View looking west down Soldier ’s Square 
toward Zuelke Buiding (inset) and 
perspective of redeveloped YMCA parking 
ramp into civic plaza with mixed use 
building

Andrew Dane collaborated with Engberg 
Anderson to prepare Appleton’s Downtown Plan. 
The plan generated broad based community 
support for a new mixed-use library, downtown 
housing, riverfront parks and trails. 
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Brief Project Overview
Engberg Anderson led planning and design of a new 
mixed-use neighborhood in downtown Appleton along the 
Fox River.  

Results/Implementation
To date over 170 apartment units have been delivered or 
under construction, as well as 31,000 square feet of retail 
and restaurants.

Public Engagement Strategies
Stakeholder interviews/focus groups/neighborhood 
meetings

Key Recommendations
The development plan identified several multi-family 
buildings, a public ice rink and plaza, music venue, retail, 
and eating and dining.

Contact Information
Reference for Eric Ponto

Mark Geall, President
Tanesay Development
181 S Riverheath Way Suite 200
info@tanesay.com
312.846.6313

Phase 3 of Riverheath includes a new mixed-use building 
and public amenities including an outdoor ice rink and plaza.
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Riverheath
Appleton, Wisconsin

Aimed at providing Appleton with a vibrant, interconnected community 
environment, RiverHeath is a new development that will reclaim a dormant 
industrial waterfront site. The site, comprised of 15 acres along the Fox River at the 
heart of Appleton, is within walking distance of Lawrence University and College 
Avenue. 

The first to be completed, Townhome buildings A1-A7, are located on 16-acres on 
the south west side of the Riverheath site. The townhomes are 2,400 sf of living 
space. 

Status 
Completed 2009 | Master Plan

Completed 2014 | Building C1

Completed 2014 | Building B4

Size 
2,400 sf townhomes

70,000 sf B4

Construction Cost 
$25 million

Building B4
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MARKET 
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5. HISTORIC TRAIN STATION
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8. CONNECTICUT RIVER
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A. MARKET PLAZA
B. RESTAURANT/RETAIL TERRACE
C. EXPOSED UNDERGROUND 

RIVER/WATER FEATURE
D. TRAIL TO CASTLE
E. PEDESTRIAN WALKWAY/CANAL 

OVERLOOK
F. CANAL BRIDGE
G. PICNIC PARK
H. AMPHITHEATER
I. PESCI PARK CONNECTION
J. NEW PARKING RAMP W/ 

HOUSING AND GREEN ROOF 
ABOVE

D
E

F

G

H
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20,300 sf 
Footprint

9

J

24,000 sf Footprint
Housing above

PHASE 1

PHASE 2

PHASE 3

P

P

P

PHASE 4

Engberg Anderson Project No. 182859

WINDSOR LOCKS MARKET
SITE PLAN
4-30-2018

0' 40' 80' 160' 320'

Gulf Coast Public Market is planned for four acres owned 
by the Dickinson Economic Development Corp. The 
$12 million project will  feature the  market, an outdoor 
public gathering area, splash pad and small, locally owned 
businesses.  (ABOVE + RIGHT)

Windsor Locks Market. Engberg Anderson is currently in 
the planning stages of a  new  public market in Windsor 
Locks, Connecticut. The market is expected  to become 
a social as well as commercial center at the heart of the  
revitalized Main Street. Its location between Springfield 
and Hartford, adjacent to the new commuter rail station 
on Main Street, makes it  ideal for attracting regional 
customers.
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ABOVE: Engberg Anderson Design Workshop results for downtown riverfront redevelopment in Stoughton, WI.

S T O U G H T O N  R I V E R F R O N T  R E D E V E L O P M E N T  | D E S I G N  C H A R R E T T ESITE PLAN

S T O U G H T O N  R I V E R F R O N T  R E D E V E L O P M E N T  | D E S I G N  C H A R R E T T ESOUTHEST VIEW

S T O U G H T O N  R I V E R F R O N T  R E D E V E L O P M E N T  | D E S I G N  C H A R R E T T ES T O U G H T O N  R I V E R F R O N T  R E D E V E L O P M E N T  | D E S I G N  C H A R R E T T ESCHEME BS T O U G H T O N  R I V E R F R O N T  R E D E V E L O P M E N T  | D E S I G N  C H A R R E T T E

STOUGHTON RIVERFRONT REDEVELOPMENT
DESIGN CHARRETTE

S T O U G H T O N  R I V E R F R O N T  R E D E V E L O P M E N T  | D E S I G N  C H A R R E T T ESCHEME C
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 PLACE DYNAMICS
Insight and Strategy

3090 S. Country Lane
New Berlin ▪ WI ▪ 53146

262-510-2131 (Wisconsin)
720-440-2131 (Colorado)
www.placedynamics.com

Founded in 2006

Michael Stumpf, Principal

Registered as a Wisconsin
Limited Liability Corporation

Veteran-Owned Business

Place Dynamics was formed in 2005 with the idea of bringing places to life 
through insight and strategy. As experts in economic and market research we 
understood how important it was to base decisions on good information. We 
simply saw too many failed plans because they did not gain a good 
understanding of conditions and markets on which to build their strategies. 
We wanted to change that.

In the years since we started we have come to be known as a premier source for 
detailed analysis and strategy to support economic development, land use 
planning, or real estate development. We have completed projects for state 
governments, local governments and organizations, and private developers in 
over half of the states, and in 2012 we entered the Canadian market.

Our preferred project is one that seeks to turn good information into actionable 
strategy. Place Dynamics excels at gathering and analyzing the information 
needed to understand conditions, trends, opportunities, and challenges. We use 
this knowledge to craft effective and original responses designed to get results.

ECONOMIC DEVELOPMENT
Economic Development Planning  
Entrepreneurship and Small Business  
Cluster and Target Industry Analysis 
Business/Industrial Park Planning  
Incubation and Coworking  Strategies  
Tourism Studies  and Strategies
Real Estate Development Planning  
Economic and Fiscal Analysis 

MARKET RESEARCH
Retail Market Analysis 
Lodging/Dining Market Analysis 
Office/Industrial Market Analysis  
Housing Market Analysis and Studies  
Market and Fiscal Feasibility Studies
Demographic Analysis  
Survey Research

COMMUNITY PLANNING
Downtown Revitalization
Commercial Corridor Planning
Real Estate Redevelopment and Reuse
Neighborhood Development Planning
Disaster Preparedness and Recovery
Land Use Planning
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Market Analysis Methodology
A customizable model with verified local data and assumptions

Most market analyses are conducted using estimates from vendors. They automated processes they use require one methodology, 
one set of data, and one set of assumptions to cover any place or situation. That can lead to a great deal of error in the results, 
especially as the study area gets smaller. Place Dynamics is unique in that we do not buy estimates from others, but customize a 
market analysis model unique to your community. Highlights of our approach include:

Internaonal Marketplace District

Trade Area Analysis

TRADE AREA 

MARKET POTENTIAL

STUDY AREA 

ESTIMATED SALES

MARKET SHARE OF 

TRADE AREA GAP OR (SURPLUS)

441110 $91,249,000 $64,742,000 35% $26,507,000

441120 $8,688,000 $121,043,000 ($112,355,000)

441210 $3,135,000 $0 0% $3,135,000

441220 $6,036,000 $0 0% $6,036,000

441310 $5,534,000 $7,400,000 87% ($1,866,000)

441320 $3,683,000 $3,890,000 86% ($207,000)

442110 $7,578,000 $11,750,000 95% ($4,172,000)

442210 $2,555,000 $900,000 23% $1,655,000

Other home furnishings stores 442290 $3,899,000 $700,000 11% $3,199,000

Appliance, television, and other electronics stores 443110 $10,967,000 $17,875,000 99% ($6,908,000)

Computer and so�ware stores 443120 $2,605,000 $700,000 21% $1,905,000

Camera and photographic supplies stores 443130 $490,000 $0 0% $490,000

Home centers 444110 $17,324,000 $0 0% $17,324,000

Paint and wallpaper stores 444120 $1,257,000 $3,211,000 ($1,954,000)

Hardware stores 444130 $2,636,000 $0 0% $2,636,000

Other building material dealers 444190 $15,505,000 $0 0% $15,505,000

Outdoor power equipment stores 444210 $745,000 $0 0% $745,000

Nursery, garden center, and farm supply stores 444220 $4,227,000 $0 0% $4,227,000

Supermarkets and other grocery stores 445110 $60,792,000 $48,400,000 50% $12,392,000

Meat markets 445210 $710,000 $250,000 35% $460,000

Fish and seafood markets 445220 $234,000 $200,000 86% $34,000

Fruit and vegetable markets 445230 $435,000 $0 0% $435,000

Tire dealers

Furniture stores

Floor covering stores

RETAIL MARKET ANALYSIS

Saturday, December 26, 2015

New car dealers

Used car dealers

Automove parts and accessories stores

Recreaonal vehicle dealers

Motorcycle, boat, and other motor vehicle dealers

NAICS

2015

DESCRIPTION

Ÿ Local data is used to prepare population 
estimates and to adjust inputs for known 
changes to trends.

Ÿ Household outputs include a breakdown of 
housing demand by age, housing type, and 
lease or sale price.

Ÿ Retail sales are based on an actual inventory 
of businesses in your community.

Ÿ The model predicts expenditures by product 
line, product line sales by type of retail store, 
and market potential by store type.

Ÿ The model assesses the market penetration 
of your study area, not simply comparing all 
sales in the trade area to the trade area 
market potential.

Ÿ Retail and dining market potential is 
calculated for up to four different groups: 
residents in the trade area, workers in the 
study area, visitors, and college students.

Ÿ Market potential is converted from dollars to 
the retail floor area that can be supported in 
the community.
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MISSION 
STATEMENT

To exceed 
expectations 
by providing 
an unsurpassed 
consulting 
experience through 
responsiveness 
and the quality of 
our services, while 
also creating a work 
environment that is 
rewarding to all.

COMPANY PROFILE866.909.2220 www.WGInc.com/parking

WGI is a full-service consulting firm founded in 1972 to provide a comprehensive range of 
infrastructure services. WGI has since diversified by offering related professional services that 
include Civil Engineering, Surveying and Mapping, Transportation Engineering, Structural 
Engineering, Subsurface Utility Engineering, Landscape Architecture, Land Planning, 
Environmental Sciences, Architecture, Water Resources, Creative Services, and Parking 
Solutions. 

Our origins in parking go back to 1983, when our Parking Solutions Division was known as 
Carl Walker, Inc. Today, the Division offers a wide range of parking solutions such as structural 
engineering and functional design, feasibility and financial studies, architecture, design-build, 
restoration and preservation, technical assessment, master planning, and mobility solutions. 

We specialize in the creative planning and design of environmentally conscious parking 
infrastructure and use the latest transformative technologies to support our comprehensive 
services. Our diverse portfolio within the realm of parking includes international airports, 
hospitals, sporting arenas, shopping and urban plazas, mixed-use developments, 
municipalities, downtown organizations, and cultural centers. 

Our staff has been involved in the completion of thousands of parking studies, the 
evaluation and restoration of over 1,000 existing parking structures, and the design 
of over 1,500 parking structures. Our goal is to achieve user, owner, and community 
acceptance while maintaining a balance between aesthetics, user comfort, durability 
and cost.

WGI’s Parking Solutions Division has branch offices nationwide including locations 
in Michigan, Illinois, North Carolina, Indiana, Texas, and Florida.
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ENGINEERING // TRANSPORTATION // GEOSPATIAL // ENVIRONMENTAL // ARCHITECTURE // PLANNING // STRUCTURAL SOLUTIONS // 
LANDSCAPE ARCHITECTURE // PARKING SOLUTIONS // SUBSURFACE UTILITY ENGINEERING // CREATIVE SERVICES

LOCATION: 
Sheboygan, Wisconsin

REFERENCE: 
Chad Pelishek 
Director of Planning & Development 
City of Sheboygan 
828 Center Avenue 
Sheboygan, WI 53081 
Phone: 920.459.3383 
Email: Chad.Pelishek@sheboyganwi.gov

PROJECT MANAGER:  
Jon Forster, CAPP 

TOTAL COST: 
$40,000

A beautiful Lake Michigan waterfront community, 
Sheboygan has a hometown atmosphere and strong 
economic engine. Given the city’s robust employment 
and need for housing, a large parcel downtown was 
converted from abandoned commercial storage space 
to modern apartments including over 200 units and an 
outdoor amphitheater. The new residents enjoy a vibrant 
downtown with many shops and restaurants, including a 
classic stage theater for productions. 

With the continual growth downtown, the parking system 
has encountered pressure to accommodate an influx in 
vehicles and economic development. WGI conducted 
a parking study for Sheboygan focused on parking 
demand for parking, on-street parking assets, policy, 
and enforcement.  An  important goal was determining 
whether a parking structure was needed immediately or 
in the future. WGI assisted in identifying peak demand 

areas and parking allocation strategies which allowed 
the city to accommodate current parking needs and 
plan for a future parking structure.

PROJECT HIGHLIGHTS
• Changes to permit parking allocation and pricing 

strategy to provide more open parking spaces
• Modifications to the parking enforcement program 

to create more consistency with emphasis on 
meeting customer needs.

•  Interviews with local business owners to identify 
patron and employee parking needs.

•  Analysis of fees, rates and parking system 
expenses to identify weaknesses and increase 
financial strength. 

• Review of meter technology to identify need for 
meter equipment upgrades. 

PROJECT DATES: 
January - October 2017

ROLE: 
Parking Consultant

CITY OF SHEBOYGAN 
PARKING STUDY AND ANALYSIS
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6 

SIGNATURE BLOCK 

Note: Please return this page with your proposal. 

The undersigned, an authorized agent of his/her company, hereby certifies: 
( X ) familiarization with all terms, conditions, and specifications herein stated,
( X) company is qualified to perform work and services as proposed,
( X ) that the proposal submitted is valid until June 1, 2019____________ (date).

Neighborhood  Planners 

Company Name  

602 N Lawe Street

Mailing Address  

Appleton, WI, 54911

City, State, Zip   

LLC

Type of Entity (S-Corp, LLC, etc.)  

www.neighborhoodplanners.org
Web Site 

Title 

920.585.3593

Phone Number 

andrew@neighborhoodplanners.org
Email Address  

Authorized Signature 

Andrew Dane

Printed Name 

President


