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Water Street Today 
Introduction 
Project Background 
The City of Menasha has a population of 17,573 and is centrally located 
within the Fox Cities. The Fox River and the Fox River lock system bisect the 
community, providing unique waterfront views, recreational and 
transportation opportunities for residents and visitors. Incorporated in 1874, 
Menasha envisioned itself as the “Industrial City of the North.” The paper 
industry continues to have a strong presence in the City, including along 
several waterfront areas adjacent the downtown. However, as heavy industry 
has relocated or closed, new opportunities to embrace the water have 
emerged, including the repurposing of historic paper mills, new housing and 
recreational development. Consequently, the City has rebranded itself as 
“your place on the water,” and seeks to leverage its 11 miles of waterfront to support new investment in the 
community.  

Against this backdrop, the study area has experienced a decline in home ownership in recent years, and some 
of the existing housing stock, industrial, and commercial buildings need repair or replacement. Recent public 
workshops (2016 Menasha Lock Visioning Workshop) and plans (2018 Downtown Vision Plan) indicate 
support for investments in the Water Street corridor. The 2016 Workshop report concluded: 

“Overall, a significant number of responses suggested that the entire riverfront 
should be connected physically, particularly along the canal and north side of the 
river so that the Menasha Lock Site eventually links with downtown and Jefferson 
Park (and beyond). In many instances, it was suggested that a boardwalk type of 
extension be considered along Water Street and that greenspace and boat docking 
facilities be incorporated.” 



 

 3 

Prior Planning 
Menasha Lock Site Visioning Workshop. The Fox River Navigation System 
Authority (FRNSA) requested assistance from the East Central Wisconsin 
Regional Planning Commission to prepare and facilitate a public visioning 
workshop that focused on the potential re-use of a 2.4 acre piece of vacant 
property located adjacent to the Menasha Lock along the eastern shores of 
Little Lake Buttes Des Morts. The public visioning process which consisted 
of a single, two-hour workshop scheduled on Saturday, January 23rd 2016 
identified the following  

Big Ideas for the area included: 

• Boat charters, kayak / bike / sailboat /paddleboard/jet ski 
rentals (9) 

• Lodging (camping for cyclists / bed & breakfast / hotel / resort / tiny house 
rentals (7) 

• Restaurant(s) / Café / Concessions / (13) 

Destinations for the areas included: 

• Observation tower on west side of lock (10) 

• Educational / Heritage / Visitors facility (10) 

• Bandshell/Amphitheatre/Civic/Community Center (9) 

Redevelopment opportunities were identified including: 

• Sports/recreation (boating/fishing) complex w/year-round use to include 
indoor and outdoor activities/use with marina and light retail and restaurant 

Several concerns were also identified including but not limited to: low 
income housing displacement; compatibility of residential and industrial 
uses; available parking; pedestrian safety; loss of history; loss of habitat.  

Downtown Vision Plan. The 2018 Downtown Vision Plan establishes a 
long-range vision for land use in the downtown area including Water Street 
Corridor. The preface to the report reads:  

“Change is inevitable. The intent of this plan is to look forward, anticipate 
change, and be prepared to respond in a way that produces the most 
favorable outcomes for the City of Menasha and its citizens. The 
Downtown Vision Plan accomplishes this by recommending land uses, an 
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urban form, public improvements, and policies that will lead to a vision determined by 
community residents. 

The industries in the downtown have been a part of the community’s history and continue to play an 
important role in its economy and culture. Still, the trend in the Fox Valley shows clearly that riverfront 
industrial uses are leaving, and in most cases, those vacated properties are being converted to alternative uses. 
The Downtown Vision Plan creates a framework to respond to those changes, if or when they occur. It does 
not recommend using the City’s eminent domain authority or other regulatory powers as tools to cause those 
changes.  

The City will play a proactive role in constructing infrastructure and amenities, creating a 
consistent and easily negotiated regulatory environment, and providing financial and 
technical resources to encourage or shape change. Private property redevelopment will be 
initiated by the property owner.” 

Project Purpose 
Building off of prior planning efforts, the intent of the Water Street Corridor Plan (Corridor Plan) is to 
prepare a more detailed plan for the Water Street corridor to inform future land use and zoning decisions. The 
City intends to use the Corridor Plan to guide, revitalize, and develop future growth within the area. With the 
planned reconstruction of Water Street, the City seeks to identify desirable streetscape amenities, a 
preferred street alignment, and cross sections. Finally, a special emphasis of the project is capitalizing on the 
Loop the Lake and Friendship Trail systems, including design concepts for proposed trails, open space, and 
recreational amenities within the study area.  

Process Overview & Timeline 
The Corridor Plan is being prepared with the help of a consultant team, under the direction of the City’s 
Community Development Department and Public Works Department. The process timeline to develop the 
plan includes the following primary tasks and associated dates: 

1. Project Kick Off Meeting with Staff  December 2018 
2. Water Street Today Corridor Report  January 2018 
3. Water Street Corridor Design Workshop  January 2018 
4. Prepare and Present Draft Corridor Plan  February 2018 
5. Prepare and Present Final Corridor Plan  March – April 2018 

An ad hoc advisory committee was formed to work with City staff to create a plan with broad based 
community support. The City’s Plan Commission will ultimately review the plan and make its 
recommendation to Common Council for adoption.  
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Location 
The City of Menasha is centrally located within the Fox Cities, 
and shares borders with Appleton, Neenah, Harrison, and Fox 
Crossing. In many ways the City is defined by its water, which 
gave birth to the paper industry and helped fuel economic 
growth of the region. 

The Corridor study area (yellow with dashed border) is east of 
the City’s core downtown area, adjacent the Fox River locks 
system and bordering Little Lake Butte des Morts.  

 

 

Land Use  
Existing Land Use 
The study area is approximately 16 acres in size and is bisected by a north-south 
railroad track owned by Canadian National. There is a mix of land uses within the 
corridor, including recreational, residential, commercial, and light industrial.  
 
Block No. 1 includes a mix of older, historic mixed-use structures along Tayco Street, a 
portion of which are located in a historic district. These buildings contain a mix of 
restaurants and drinking establishments. The remainder of the block includes a light 
industrial building, and a mix of mainly single-family homes and duplex units.  
 
Block No. 2 is majority single family residential with a few duplex units. One vacant 
and two light industrial & storage parcels are adjacent the railroad track.  
 
Block No. 3 includes several adjacent parcels of light industrial & storage parcels, 
before transitioning to single family residential. The Valley Marina Mart is the only 
stand-alone commercial land use in the study area. 
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The study area is adjacent Scanlan 
park but currently does not contain 
any formal park land. Previous studies 
and public input sessions have 
identified strong interest in new parks 
and trails to physically connect the 
Menasha Lock area to downtown 
Menasha, as well as providing a linear 
park along the Water street corridor.  
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Future Land Use 
The City’s official Future Land Use Map 
identifies the entire study area as Mixed-
Use. According to the City of Menasha 
2030 Comprehensive Plan, this 
designation is intended to permit a true 
mix of uses (except industrial), with 
unique development standards tailored 
to the historic urban character of 
Downtown.  
 
The intent is to promote a mix of 
commercial, entertainment, residential, 
and civic uses. Creative forms of housing 
are encouraged, such as attached homes, 
“lofts”, and live-work units. To protect 
the historic character of Downtown, the city should ensure development and redevelopment is appropriately 
scaled. Preservation of existing historic buildings and sites is encouraged  
 
More recently, the City conducted a study to identify preferred land uses within the downtown and 
surrounding neighborhoods. The 2018 Downtown Vision Plan identified more specific land use opportunities 
as shown in the figure. Specifically, the Plan identified most of the study area as future residential use. Block 3 
future land use is shown as a mix of low density residential (detached single family homes) along Broad Street 
and row house residential on Water Street. Block 2 is shown as medium density residential, which is defined as 
smaller multi-unit buildings typically not exceeding 3 stories in height. Block 1 is shown as traditional Main 
Street Mixed Use. It should be noted that these land use opportunities do not represent official City policy 
until they appear in the City’s official Future Land Use Map. The City intends to update its Future Land Use 
Map as part of its Comprehensive Plan Update within the next few years. Results of this study and previous 
studies will be used to inform a future update to the Future Land Use Map. 
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Physical Conditions 
Water Street  
Water Street infrastructure includes the street 
itself, as well as public and private utilities in the 
area. Public utilities include power, water piping, 
sanitary sewer piping, and storm water piping. 
Private utilities include telecommunications. Finally, 
the independent state authorized Fox River System 
Navigational Authority (FRSNA) maintains and 
operates the canal and lock in Menasha adjacent 
Water Street. The table below summarizes current 
infrastructure conditions, issues and opportunities 
for the Water Street corridor. 

 

Infrastructure 
Component 
(Responsible 
Party) 

Description General 
Conditions 

Planned Upgrades Issues & Opportunities 

Electrical  
(Menasha 
Utilities) 

Overhead lighting Some newer poles; 
waiting 
confirmation 

Waiting 
confirmation 

Overhead power lines 
Decorative lighting  
 

Water Main 
(Menasha 
Utilities) 

New 16” Main Lush St. to 
Tayco St. 
New 6-8” water with 
household connections 

New in last 5 years  Waiting 
confirmation 

City would like to 
connect homes to new 
main with full 
reconstruction 

Sanitary 
Sewer 
(City of 
Menasha) 

Majority clay 
Lush to Interceptor (Clay 
with cured-in-place pipe) 
est. 2008; Lush to  

Adequate to good 
Have not televised 
laterals 

Will reassess 
condition during 
design 
 

Kaukauna Street in 
good condition 

Storm Sewer 
(City of 
Menasha) 

Short runs direct to canal; 
smaller catch basins (2’ x 2’) 

Uncertain 
Likely substandard 
condition 

Incorporate all new 
storm sewer during 
design phase 

No significant drainage 
issues known 
City interested in 
exploring green 
infrastructure 
opportunities 

Water Street 
(City of 
Menasha) 

PASER Rating 2-3 (Failing 
to Poor Condition) 

Poor condition Currently in 2020 
CIP; Estimated 

Kaukauna Street in 
good condition 
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Reconstruction: 
2020-2025 

Timing: Tie 
reconstruction to new 
investment? 

Fox River 
Lock Canal 
Retaining 
Wall 
(FRSNA) 

 Relatively sound 
condition; with 
some areas perhaps 
needing attention 
(sagging) 

 Clarify FRSNA & 
City’s own 
responsibility for canal 
maintenance & 
retaining wall 
 

 

Building Conditions 
A windshield survey was conducted to evaluate 
building housing conditions using the following 
guidelines:  

• Roof.  Is there any obvious sag or collapse, 
visible areas where patching/repair is 
needed?  

• Exterior Walls. Does siding need significant 
painting or repair?  

• Windows. Are they broken or cracked, or 
boarded up? 

• Doors. Do doors appear tampered with or kicked in, or dysfunctional?  
• Porches/Steps. Does the porch have a sagging floor, or are steps in poor condition? 
• Foundation/Chimneys.  Are there large cracks or holes in the foundation or are chimneys leaning or 

missing bricks?  
• Outbuildings, including Garages. Does the garage or shed appear to be functional?  
• Driveway. Does the driveway have cracks or defects that would seem to threaten its integrity?  
• General Maintenance. Is there trash, inoperable vehicles, boats, or RV’s on site? Outdoor Areas: Are 

there fences with large numbers of leaning or missing sections, lots of unruly vegetation or weeds, 
dangerous trees or limbs?  

 
Overall, the corridor contains a wide range of building conditions, ranging from exceptional to failing. General 
block level observations are summarized below: 



 

 10 

Block 1 

• Older mixed use buildings fronting Tayco 
Street could benefit from façade 
improvements 

• A majority of homes on this block appear in 
fair to good condition 

• A few buildings on this block appear in need 
of renovations, such as exterior wall repair 
and new windows 

• A few buildings on this block have porches 
that are sagging 

Block 2 

• A majority of homes on this block appear in fair to excellent condition 
• A few buildings on this block need new driveways and exterior repairs 
• A few buildings on this block may need major repairs addressing multiple categories 

Block 3 

• A majority of homes on this block appear in fair to excellent condition 
• A few buildings on this block need new driveways 
• A few industrial buildings on this block need exterior repairs  

Home Ownership 
Many of the single-family residential residences within 
the study area and adjacent neighborhood are rental 
properties (dark yellow). The City would like to 
encourage continued home ownership within the 
neighborhood. 
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Circulation & Wayfinding 
The study area is bounded by 
Tayco Street, a major north-south 
arterial along the eastern border of 
the study area and has significant 
traffic counts (7,800 per day). 
While the street grid provides 
access to the neighborhood, the 
pedestrian network has several 
gaps in the western portion of the 
study area along Water Street and 
Lush Street. A critical issue for 
future street design is determining 
a preferred alignment for Water 
Street. Options include 
reconstructing as a 2-way street, 
converting all or portions of the 
street to 1-way, and vacating all or a 
portion of the street.  

With completion of the Loop the 
Lake Trail, the Water Street 
corridor provides an opportunity to 
link residents to the water and bring 
visitors to downtown Menasha in 
support of local businesses. 
Preliminary wayfinding 
opportunities include additional 
orientation mapping, gateway 
enhancements, and landscape 
treatments to create a sense of 
place and strong visual cues that 
guide users to their primary 
destination points.   
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Key Issues and Opportunities Summary Diagram 
 
 


