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Redevelopment Plan for the

Avenues West Redevelopment Project Area

Milwaukee, Wisconsin

This redevelopment plan is prepared pursuant to Section 66.1333 (6) (b), Wisconsin Statutes which requires that, “Such redevelopment plan shall conform to the general plan of the City and shall be sufficiently complete to indicate its relationship to definite local objectives as to appropriate land uses, improved traffic, public transportation, public utilities, recreational and community facilities, and other public improvements in the project area, and shall include without being limited to, a statement of the boundaries of the project area; a map showing existing uses and conditions of real property therein; a land use plan showing proposed uses of the area; information showing the standards of population density, land coverage and building intensity in the area after redevelopment; present and potential equalized value for property tax purposes; a statement of proposed changes, if any, in zoning ordinances or maps, and building codes and ordinances; a statement as to the kind and number of site improvements and additional public utilities which will be required to support the new land uses in the area after redevelopment; and a statement of a feasible method proposed for relocation of families to be displaced from the project area.”

A. STATEMENT OF PROJECT AREA BOUNDARIES

The Avenues West Redevelopment Project Area is located in the City of Milwaukee and encompasses the area shown and described on Map No. 1, titled Boundary and Existing Land Use Map, in the “EXHIBITS” section of this Redevelopment Plan.

The perimeter boundary of the project area is as follows:

All unplatted lands, vacated streets or alleys and other public rights-of-way or portions thereof located within the Southeast ¼ and the Northeast ¼ of Section 25 and the Northwest ¼ and the Southwest ¼ of Section 30, Town 7 North, Range 22 East in the City of Milwaukee, Milwaukee County, Wisconsin, and more specifically bounded and described as follows:  

Beginning at a point at the intersection of West Highland Boulevard and North 27th Street on the West line of Section 30, 528.59 feet as platted south of the northwest corner of said Section 30;

Thence southeasterly along West Highland Boulevard to a point at the intersection of the centerlines of West Highland Boulevard and North 26th Street, which point is 587.38 feet as platted south and 369.32 feet as platted east of the northwest corner of Section 30;

Thence easterly along the centerline of West Highland Boulevard 1,267.75 feet as platted to a point that is the centerline of North 23rd Street as extended on the east line of the Subdivision of the North 12.918 Acres of East 21.378 Acres of West 100 Acres of Northwest ¼ Section 30;

Thence, south along the centerline of North 23rd Street to the intersection of the centerlines of North 23rd Street and West Michigan Avenue, said point being 420 feet as platted south and 1,002.97 feet as platted west of the northeast corner of the Southwest ¼ of Section 30;

Thence, west along the centerline of West Michigan Avenue to a point that is 40 feet as measured normal north of the northeast corner of Lot 86, Block 3, Mariner’s Subdivision Number 51;

Thence, south to the northeast corner of said Lot 86 and continuing south along the east line of said Lot 86 to a point that is 17.5 feet as measured normal south of the southeast corner of said Lot 86, said point being on the center line of West Pettibone Place;

Thence, west along the centerline of West Pettibone Place to a point on the centerline of its intersection with the centerline of North 25th Street, which point is 652.5 feet as platted south of the north line of the Southwest ¼ of Section 30;

Thence, south along the centerline of North 25th Street 267.5 feet as platted to the intersection of the centerlines of West Clybourn Street and North 25th Street, said point being 738.64 feet as platted east of the west line of Section 30;

Thence, west along the centerline of West Clybourn Street to the intersection of the centerlines of West Clybourn Street and North 28th Street, said point being 400 feet as platted west of the east line of Section 25 and 925 feet as platted south of the north line of the Southeast ¼ of Section 25;
Thence, north along the centerline of North 28th Street to a point on the north line of the Southeast ¼ of Section 25, said point being 342 feet as platted west of the east line of said Section 25 and also the northwest corner of Robert Davies Subdivision of Block 205;

Thence east along the north line of the Southeast ¼ of Section 25 to a point that is at the southwest corner of Lafayette Square Subdivision, said point along being the centerline of North 28th Street as extended south from the north;

Thence, north along the centerline of North 28th Street to the centerline of its intersection with West Richardson Place, said point also being the northwest corner of Newbre’s Subdivision;

Thence, northwesterly along the centerline of West Richardson Place to a point at the northwest corner of the Subdivision of Lots 10 to 19 Inclusive in Dousman’s Subdivision; 

Thence, continuing northwesterly along the centerline of West Richardson Place to a point that is 34.40 feet as platted north of the northwest corner of Lot 1, Block 2 of Emma’s Subdivision;

Thence, north as measured normal along North 29th Street to a point at the intersection of the centerlines of North 29th Street and West Highland Boulevard, said point being 528.59 feet as platted south and 774.79 feet as platted west of the northeast corner of Section 25;

Thence, east along the centerline of West Highland Boulevard 774.79 feet as platted to the point of beginning.

This Renewal Plan supersedes all other renewal plan boundaries that overlap the project boundaries described above as of the date of adoption of this plan.
The boundaries of this project are shown generally as to location on all maps attached to this Renewal Plan and are more precisely described in Map No. 1 – Boundary and Existing Land Use Map.

B. DESCRIPTION OF THE PROJECT   

The purpose of the Avenues West Redevelopment Plan (“Plan”) is to facilitate the redevelopment objectives within the Avenues West Redevelopment Project Area (“Area”) as established by the Common Council of the City of Milwaukee (“Common Council”) adopted File No. 051271, which authorized and directed the Redevelopment Authority of the City of Milwaukee (“Authority”) to prepare a redevelopment plan for the area identified as Avenues West.
This Plan has several areas of emphasis that together complete the redevelopment strategy for the project area:

a. Housing Strategy– A housing strategy for targeted density reduction, rehabilitation and development; with an emphasis on home ownership for the project area (see Map No. 9 -- Housing Strategy Map and Photographs);

Single-Family Strategy:
1. Promote land assembly to develop or reinforce existing single family clusters/zones.  If redevelopment parcels are located on transit corridors, choose a higher-density building form, such as rowhouses or townhouses.

2. Redevelop oversized or underutilized parking lots with single family dwelling units where feasible and appropriate.  Target parking lots adjacent to existing single family clusters for either single-family attached units (duplexes, fourplexes, rowhouses, townhouses) or single-family detached units based on character and density of surrounding area.

3. Rehabilitate single family homes to support the efforts of existing homeowners to improve their properties, and raise the current level of property reinvestment, to promote new investment and ownership in the neighborhood.

4. Redevelop new infill buildings on vacant lots to same high standard as rehabilitated and renovated properties in the area.

5. Promote strict Code Enforcement to raise exterior standards, provide support for rehab and renovation efforts of existing homeowners in the area, and establish a stronger sense of community identity and shared investment in the neighborhood. 

6. Preserve single-family homes with historic character as neighborhood assets.

Multi-Family Strategy: 

1. Where feasible, combine small units within high occupancy multi-family buildings to reduce density and create condominium units marketable for owner occupancy.

2. Preserve multi-family buildings with historic character as neighborhood assets.

3. Encourage on-site property management for non-owner-occupied multi-family buildings, emphasizing those with 16 units or more.

4. Rehabilitate multi-family housing that has a blighting influencing on the neighborhood through:

a. Strict code enforcement

b. Acquisition and redevelopment

c. Change in ownership structure

d. Change in management structure

e. Low-interest rehabilitation loans to responsible owners

5. Zone or cluster multi-family along major transit corridors (e.g. Wisconsin Avenue)

a. Target for redevelopment or conversion to owner-occupied units (e.g., condos), multi-family housing that is located in the middle of single family clusters.

b. Target for redevelopment or conversion to owner-occupied units (e.g., condos), historically-designated or historic-eligible multi-family housing.

c. Reinforce commercial corridors with infill multi-family housing.  Where feasible and where the market will support it, make new residential development mixed-use--ground floor commercial with multi-family residential above.  

d. In some cases it is acceptable to increase density as long as units are owner occupied, or where there is on-site property management, especially in cases where the market demands or construction costs dictate a higher density.

Mixed-Use Strategy (primarily intended for commercial corridors):

1. Develop multi-family infill buildings with owner-occupied townhouse units on the ground floor level(s) and either rental units or condos above.  If feasible, make a portion of owner-occupied and rental units "affordable housing" based on median incomes in the area.

2. Target parking lots that are within or adjacent to commercial corridors for multi-family residential-over-retail development.  

3. Redevelop, restore and/or rehabilitate existing residential-over-retail buildings and market residential units for use as either multi-family rental or condo.  Create a street level that is compatible with N. 27th Street "SoHI" Main Street goals of creating a pedestrian-friendly, highly activated commercial corridor.


Target Investment Neighborhood (TIN) Strategy:

Subject to availability of funds, the Neighborhood Improvement Development Corporation (NIDC) will offer low-cost loans for rehabilitation to owners of properties not identified for acquisition. Properties receiving rehabilitation loans through NIDC must be repaired and rehabilitated to the minimum property standards established by the Community Development Block Grant Agency of the City of Milwaukee. This standard is the Home Investment Partnership or “HOME” standard, which is hereby incorporated by reference and made a part of this Plan. 

b. Commercial Corridor Strategy 

1. Repair and restore buildings in good condition.  

2. Replace buildings or parts of buildings not in sound structural condition or where repairs are cost prohibitive.

3. Create a continuous street frontage ("street wall")or "infill" gaps between buildings, to the extent feasible.
4. Improve parking lot landscaping, screening and maintenance along major commercial corridors
5. Promote strict code enforcement for landscaping of surface parking lots, and voluntary compliance for lots that are pre-code (developed prior to existing standards).
6. Cluster commercial development at critical commercial nodes and key intersections.
7. Infill between nodes with compatible or contributing uses.
8. Acquire, rehabilitate or replace blighted properties.  

9. Repair blighting features of properties that are otherwise in good condition, e.g. board-ups, broken glass. 
10. Avoid visible signs of disinvestment, e.g. boarded up or blocked out windows, worn-out signs. etc. 
c. “SoHi” Main Street Corridor

1. Improve the physical character of the "SoHi" commercial district in keeping with the SOHI District Master Plan (see Exhibit A, SOHI District Master Plan).
a) Target commercial buildings for potential façade grants.
b) Create investment and employment opportunities within the redevelopment project area.
c) Discourage automobile uses and encourage pedestrian friendly uses that activate the street.
d) Identify and implement potential catalytic projects.
e) Employ Main Street four-point program of Design/Preservation, Organization, Economic Restructuring and Marketing/Promotion.

d. Zoning Strategy

1. Rezone multi-family districts to two-family or single-family residential districts to promote density reduction and owner occupancy.
2. Establish neighborhood conservation district for specific project areas.
3. Encourage planned development zoning on large projects that would benefit from a project-specific or custom approach to land use, architecture, site design, and landscaping.
e. Public Improvements

1. Capture and integrate former school sites where school closures occur.
2. Green N. 27th Street with additional street trees, planters, and small urban park or outdoor café areas, as feasible.

3. Add street furniture and other amenities (e.g. kiosks, public art) where space allows and as feasible.
4. Reconstruction strategy for N 27th Street 

a) Meet State and Federal requirements for State Trunk Highway 57 (N. 27th Street).
b) Preserve buildings designated for National Register Historic status.
c) Maintain pedestrian-oriented features to preserve and enhance commercial viability.
d) Vacate the public Right of Way to curb line on both sides of 27th St between W State St and W Highland Blvd. to create a developable site or a landscaped gateway entry to "SoHi" Main Street.
1. Renewal Plan Objectives
This Plan is intended to facilitate redevelopment of the Avenues West neighborhood, primarily focused on increasing home ownership as well as increasing the positive image of the “SoHi Main Street,” commercial district.  The long term objective of the plan is to promote home ownership, target density reduction, and improve the safety within the redevelopment area.  
Specifically, the Plan seeks to:
a. Acquire, assemble, prepare and/or market sites that serve the development needs of the district and promote the goals of the plan;

b. Eliminate blighting influences and environmental deficiencies which detract from the general appearance and livability of the area, downgrade existing development, and discourage new development or rehabilitation; 

c. Encourage substantial rehabilitation of basically sound structures in need of repair to achieve plan standards and comply with local building codes; 
d. Foster redevelopment activities within the project area which are consistent with the uses permitted in this Plan and which do not conflict with the sound needs and growth of the surrounding neighborhood and the community as a whole; 
e. Receive and encourage use of grant funds or use other funding sources to implement aforementioned strategies;
f. Preserve historically significant buildings in accordance with Department of Interior standards.
2. Urban Renewal Actions

The general renewal activities included in this project are those broadly prescribed in Section 66.1333(6)(b), Wisconsin Statutes, and include, without limitation thereof, the following:
a. Acquisition by purchase, eminent domain or otherwise all real property in the project area;

b. Demolition, removal, or rehabilitation of all buildings and structures acquired by the Authority;  

c. Installation, construction, or reconstruction of site and project improvements necessary to support land uses after redevelopment; 

d. Disposition by sale, lease, or dedication of public purposes of land acquired in the project area for uses in       accordance with the provision of this plan; and
e. The voluntary or compulsory repair and rehabilitation of all buildings and structures to be retained in the project area.

Specific actions deemed necessary to achieve the objectives of this Plan as cited herein during the time period in which it is in full force and effect include:

a. Elimination of blighting influences and environmental deficiencies;

b. Removal of incompatible uses, buildings, and structures;

c. Acquisition of property not repaired and rehabilitated to the specifications and standards established pursuant to this Plan;

d. Acquisition of real property for the assemblage of disposition parcels suitable in size and shape for the uses permitted in the Plan; and

e. Demolition of structurally substandard buildings, after rehabilitation efforts have been exhausted.

Required vacations or rededications of plat and public rights-of-way, replatting, and rezoning shall be accomplished by separate actions in accordance with the procedures specified in applicable provisions of local ordinances and Wisconsin law.  

C. LAND USE PLAN   

Land uses and the general location of public rights-of-way within the project area after redevelopment are shown on Map No. 3, Proposed Land Use Plan. The exact location of buildings, parking areas, recreational areas, public streets and alley rights-of-way shown on Map No 3 may be modified or revised by the Authority during the course of project execution without amendment of this Plan, provided that such modifications or revisions in the location or design of the above mentioned must not adversely affect the original objectives of this Plan, and will, subsequently, be approved by the City of Milwaukee.

It is intended that the land use plan established by this project will promote commercial development in the "SoHi" Main Street district, and rehabilitation of the surrounding residential and mixed use areas. A limited number of building sites for needed infill housing, commercial and mixed use development compatible with existing neighborhood development and historic buildings.

1. Land Use Provisions and Building Requirements
In order to achieve the objectives of this Plan, the use of land within the project boundaries shown on Map No. 3 – Proposed Land Use Plan will be made subject to the land use restrictions specified in applicable statutes, and local codes or ordinances. 
The following is a limited description of preferred and prohibited uses within the commercial and residential districts of the Redevelopment Project Area. 
a. Commercial District

1) Preferred Uses

a) Retail establishments, general (retail on N. 27th Street should be pedestrian-oriented and consistent with Main Street goals of the N. 27th Street “SoHi” District)
b) Commercial uses 
c) Bank or other financial institution (with the exception of check cashing or payday loan establishments)
d) Mixed use, particularly retail at street level and housing or commercial/office on the upper levels  (street level may be expanded to include basement or upper stories with open stairways and terraces providing direct access)

e) Cultural institutions, such as museums and theaters
f) Sit-down restaurants
g) Park or playground (developed to fit within the urban setting)

h) Accessory uses, including outdoor dining areas, patios, courtyards, and other related accessory development customarily incident to the above permitted principal uses.

2) Prohibited Uses

a) Group residential or transitional living facilities 
b) Social service facility 
c) Motor vehicle uses (body shop, sales or rental facilities, repair facility)
d) Currency exchange, payday loan or title loan agencies

e) Adult entertainment establishments

f) Adult retail establishments 

g) Gaming facilities 

h) Outdoor storage, principal use
i) Any Permitted, Limited, Special or Accessory Use(s) allowed by local zoning but which are not deemed appropriate by the Authority and contributory to the character and image of the area.

b. Residential Districts

1) Preferred Uses

a) Single-family dwellings (for owner occupancy)
b) Two-family dwellings (for owner occupancy in one unit)
c) Townhouses or rowhouses compatible with single-family clusters/zones (for owner occupancy)

d) Multi-family dwellings not in single-family clusters/zones (for owner occupancy)

e) Accessory uses and structures typically associated with the above


3) Prohibited Uses

a) Large group shelter care facilities (exception of multi-family housing that serves disabled residents when on-site services are provided to residents by a responsible provider and development provides 24-hour security).
b) Rooming houses

c) Parking lot, primary use

d) Parking structure

e)  Any Permitted, Limited, Special or Accessory Use(s) allowed by local zoning but which are not deemed appropriate by the Authority and contributory to the character and image of the area.

c. Additional Regulations, Controls and Restrictions for Commercial, Retail, and Multi-Family housing
a) Building and site regulations for proposed permitted uses shall be as specified for such uses by the Redevelopment Authority in conjunction with the acceptance of any offer to purchase or lease any disposition parcel and shall, to the extent deemed necessary by the Authority be based on the following standards of planning and urban design. Such standards may be made a condition of the sale or lease of any disposition parcel and may also be detailed in the appropriate disposition instrument.

1) Building Regulations

Building regulations for permitted residential uses shall be as specified in the zoning ordinance of the City of Milwaukee for the zoning districts permitted in Section E. 14. of this Plan and shown on Map No. 7 - Proposed Zoning Changes Map.

2) Landscaping

All portions of the disposition parcel including those developed with structures, sidewalks, service drive, or parking areas, shall be adequately landscaped in accordance with an approved landscape plan. Trees, shrubs, and other plant material, hardscape material and groundcover shall be suitable to climate, soil conditions, and intended use. The site shall be designed to retain groundwater and minimize storm water runoff.

3) Garbage and Refuse Collection

Garbage and refuse collection stations shall be acceptably screened from view by appropriately designed fences, walls, enclosures, or plantings. Stations serving residential uses shall be conveniently located within one hundred feet of all dwelling units or apartment exits served.

4) Accessory Structures

Prior to construction, the Authority shall approve the location, size, and design compatibility of all permitted accessory structures such as garages, maintenance buildings, etc.

d. Duration of Land Use Provisions and Building Requirements

The land use provisions and building requirements shall be in full force and effect from the date this Project Area Plan is certified to the Common Council of the City of Milwaukee as provided by Section 66.1333 (6)(b), Wisconsin Statutes.  They will continue to be in full force and in effect for a period of twenty (20) years unless otherwise terminated by recorded instrument of the Redevelopment Authority.
f. Applicability to Real Property Not to be Acquired

The land use and building restrictions described in this section are applicable to all parcels and properties within the Project area, including those excluded from acquisition as identified on Map No. 4 - Land Acquisition Plan. Excluded properties shall comply with the applicable property requirements of this Plan. The Authority shall impose these requirements, without limitation, because of enumeration by one or more of the following:

1) Enforcement of applicable codes, ordinances, and regulations of the City of Milwaukee and the State of Wisconsin

2) Acquisition

3) Separate written agreement

D. PROJECT PROPOSALS 

1. Land Acquisition

a. Property currently identified for acquisition is shown on Map No. 4, Land Acquisition Plan, as “parcel to be acquired.”  The Neighborhood Improvement Development Corporation (NIDC) will offer low-cost loans for rehabilitation to owners of properties not identified for acquisition. Properties receiving rehabilitation loans through NIDC must be repaired and rehabilitated to the minimum property standards established by the Community Development Block Grant Agency of the City of Milwaukee. This standard is the Home Investment Partnership or “HOME” standard, which is hereby incorporated by reference and made a part of this Plan.  
b. Properties not identified for acquisition may be acquired at any time during the course of project execution if, after notice of meetings in accordance with the procedure described below, the Redevelopment Authority has found and determined that such properties are blighting because:

1) The present owner(s) is unable or unwilling to repair and rehabilitate the property to the minimum standard for rehabilitation identified above. (Whenever such property is acquired, it may be cleared or offered for sale subject to rehabilitation to at least the Home Investment Partnership or “HOME” standard.)

2) The property is substandard, deteriorated, or economically infeasible of repair and rehabilitation to the 20-year standard identified above.

3) The property is needed for land assembly to provide a development site of sufficient size and shape to attract investment by the private sector, or to achieve described land use objectives established for the project area.

The following procedure shall be used whenever the Authority deems it necessary to acquire additional properties in the project area:

The Authority shall notify the owners of all property within the project area proposed to be acquired under the provisions of this subsection of the Plan. Notice shall be given to the owner(s) of record of each such property to be acquired by certified mail with return receipt requested, at their last-known address and at least 10 days prior to adopting a resolution approving such acquisition.  Such notice shall describe the time, date, place, and purpose of the hearing; identify the project area and the property to be acquired; and also recite the reason(s) for such acquisition. All owners receiving notice shall be afforded a full opportunity to express their views respecting the proposed acquisition at such meeting for the purpose of assisting the Authority in making its findings and determinations. If the authority finds and determines that a property is blighting under one or more of the criteria set forth in Section D.1.b.1) through 4) above, it may by resolution, act to acquire such property by negotiation or by eminent domain under Chapter 32, Wisconsin Statutes, amending the relocation order, or the project filed in the office of the County Clerk, Milwaukee, Wisconsin. Such order shall be supplemental to the approved redevelopment plan recorded with the Register of Deeds of Milwaukee County, Wisconsin.

3. If identified for acquisition on Map No. 4 – Land Acquisition Plan, property later may be excluded from acquisition during the course of project execution upon the written request of the property owner and subsequent approval by the Authority under the following conditions:

1) The owner submits a specific plan or program of action indicating that the proposed use, construction, or reconstruction is in conformance with the objectives of the Plan and local codes, and satisfactorily demonstrates the financial feasibility of complying with all mandatory standards for property rehabilitation as may be required by the Authority;

2) The property has since been acquired by an adjacent retained use, provided, however, that any existing non-historic buildings on such property are demolished and the land is redeveloped in accordance with the regulations specified in Section C of this Plan as determined by the Authority;

3) Redevelopment, rehabilitation, reconstruction, or use of the property by the present owner or his assigns is consistent with the objectives, permitted land uses, and regulations specified in Section C of this Plan as determined by the Authority.

4. Properties to be acquired are as follows: 
1) Immediate Acquisition:
2608-10 W State St

2600 W State St

2522 W Clybourn St
848 N 27th St

2) Future Acquisition:
824 N. 26th St.

846 N 26th St

540 N. 27th St.

2516 W. Wells St.
2. Public Improvements  
Public improvements in the Project Area must be adequate to support new and retained development.  Public improvements will be provided by the City of Milwaukee in conjunction with its Capital Improvements Program and funded through that program or other appropriate funding sources.
3. Redeveloper’s Obligations                   

For, and in consideration of the sale of property by the Authority, each purchaser, developer, or redeveloper will be required to abide by the following covenants and provisions set forth in the agreement for land disposition and conveyance executed pursuant thereto.

a. The redeveloper shall submit all project redevelopment proposals to the Authority for its review and approval prior to the start of construction.  Proposals may be illustrated and shall consist of architectural, site development and landscape plans, and supporting narrative sufficiently complete in form and content so as to establish general conformity with the provisions set forth in Section C. of this Plan.

b. The redeveloper and any successor interest shall devote the land only to the uses specified in this Plan and shall carry out, or cause to be carried out, the approved project Plan with approved project Plan modifications, revisions and amendment thereof. Where a disposition parcel is sold or leased with the intention of not placing a building thereon, the use and development shall be controlled as specifically set forth in the appropriate agreement. The agreement will include a reasonable time schedule for which the developer will be held accountable.  The Authority reserves the right to terminate any agreements for development projects that are not progressing on a reasonable schedule.

c. Neither the redeveloper, nor any of his successors or assignees shall restrict the use of land in the project upon the basis of race, creed, color, or national origin in the sale, use, or occupancy thereof. Appropriate covenants running with the land forever, which will prohibit such restriction, shall be included in the disposition instrument.

4.  Authority’s Obligations
a. All real property and land necessary or indicated for implementation of the objectives of this Plan and proposed to be acquired by purchase, lease, eminent domain, or otherwise, cleared as necessary and re-sold, leased or dedicated by the Redevelopment Authority for private and public redevelopment in accordance with the uses, land provisions, and building requirements set forth in this Plan is identified on Map No. 4 – Land Acquisition Plan, attached to this Plan.
b. Land and improved property determined suitable for resale, if any, will be sold at fair market value in accordance with the provisions set forth in Section 66.1333(6)(b), Wisconsin Statutes, and with the disposition policy established by the Redevelopment Authority for achieving the development objectives stated in this Redevelopment Plan.  Disposition may, therefore, be by means of fixed price offerings, negotiation, or by any other means deemed necessary or appropriate by the Redevelopment Authority to attain the objectives and development sought for this renewal project.  Such disposition shall be subject to Common Council approval as provided in Section 66.1333(6)(b), Wisconsin Statutes.
c. The Authority will furnish the developer with an appropriate certificate upon the satisfactory completion of all building construction and other related improvements specified in the final construction plans approved for development.  Until the Authority so certifies, the purchaser shall have no power to convey the project or any part thereof as provided by Wisconsin law and the agreements executed pursuant hereto. 

5. Urban Design Objectives

a. All project redevelopment proposals shall provide for the highest feasible levels of architectural and environmental design and shall be predicated upon sound principles and best practices of site planning and building construction. Primary structures, accessory parking areas, usable open space, and utilitarian site features such as waste collection stations, shall be functionally located and arranged with respect to both the disposition site and the surrounding development. The provisions of Section C of this Plan shall be construed liberally to effectuate the urban design purposes hereof.

b. All project redevelopment proposals shall be submitted to the Authority for design review. Approval of any proposal shall be subject to a favorable determination by the Authority that such proposal conforms to the intent of this Plan and the design guidelines stated below.  The Authority may impose additional design requirements and/or recommendations on a case-by-case basis. The Authority retains the right to reject any proposal determined to be inconsistent with the intent of the Redevelopment Plan or the design guidelines stated herein.

6. Urban Design Guidelines




a. Site and Building Design Guidelines for Commercial Development or Redevelopment (Infill)

1) Commercial Site Design Requirements--Building placement
Principles:

Placement of buildings and building elements shall define the public realm, e.g., street edges, corners, walkways, open space, etc. Within the commercial district, buildings shall create a “street wall” of continuous facades, broken or modified only for the purpose of creating public open spaces.

Standards:

a) In general, all commercial buildings shall be built to front property lines to achieve a densely built-up urban setting. Exceptions shall be made for small patios, outdoor cafes, courtyards, entry areas, and other pedestrian-oriented uses. 

b) Build infill or replacement buildings to fill gaps (vacant or underutilized lots) along commercial corridors.

c) As a method of intensifying use, locate stairs accessible directly from the street (or ramps where space permits) to stories above or below street level. (Handicapped access must be provided at a convenient distance from street traffic.)

d) Buildings shall be located to minimize negative impacts on adjacent properties. For example, buildings requiring large setbacks should not be placed on commercial corridors where the setback interrupts a series of continuous storefronts.

2)  Commercial Building Design Requirements--Massing 

Principles:

Cluster uses along N. 27th St to develop a successful "SoHi" Main Street.  The density and type of development will be organized by local businesses and coordinated with the Main Streets Milwaukee program.  
Promote development on Wisconsin Ave. and State St. commercial and mixed-use corridors that intersect the Main Street.  This will increase economic opportunities in the larger area more than any individual cluster of businesses could on its own.
Standards:

a) Mass new infill with existing buildings to build up and intensify uses and street activity within the commercial district.

b) Use building elements (windows, canopies, columns, recessed entries) to create a pedestrian oriented street frontage. 

c) Where possible, emphasize street corners with elements that “turn the corner,” such as oriel windows and signage.

d) Create dramatic elements on principal facades, such as balconies, bay windows, marquees, and canopied entryways.

e) Where appropriate, create connections through buildings to secondary entries, open space, and off-street parking.

f) Where appropriate, use massing to accentuate access to upper and lower stories, both visually and physically adding more levels of activity that are directly connected to the street.

g) Employ rooftop gardens and patios as accessible space that can enhance the offerings of the district.

3) Commercial Building Design Requirements--Facades
Principles:

The series of “storefront” facades of commercial buildings that face the primary street shall present a continuous facade. Interruptions or gaps in these facades shall be minimized or avoided. The rear or alley side of commercial buildings may be more utilitarian.
Standards:

a) Building entrances shall be clearly visible from primary streets.

b) Establish hierarchy between building elements, articulate the major parts of the façade—base, mid-section and top.

c) Blank walls facing primary streets are not permitted.  All facades visible from primary streets shall be modulated and articulated with bays, windows and openings.
d) In no instance shall parking be placed between the street façade of the building and the street.

4) Commercial Building Design Requirements--Materials 
Principles:

For commercial buildings, materials shall enrich and enliven street frontages that directly impact the pedestrian experience. 
Standards:

a) All walls visible from public streets shall contain the most architecturally significant materials and fenestration.  Significant building materials include wood, brick, stone, glass block, and architectural-finished metal cladding. They may also include stucco, tile, terra cotta, cast stone, and other materials used judiciously as part of overall design composition. Materials are subject to case-by-case review by the Redevelopment Authority.

b) Use of exterior insulation and finish systems (EIFS) as exterior cladding is not permitted at street level or along pedestrian corridors.

c) Windows shall be large (not divided into narrow, two or three-foot sections) transparent, and of storefront-type design on the pedestrian level. 

d) A minimum of 60% of the street level façade of commercial buildings (for example, retail, restaurant, tavern, theater) shall be transparent glass. Security measures such as steel grates shall be placed behind the glass and shall not be visible during business hours (hours that the establishment is open for business). Roll-up “garage door” panels that incorporate windows are acceptable for restaurants that have patio dining on the street. All storefront windows shall be clear and not tinted. Energy efficient windows are desirable as long as vision and transparency are not impaired.  

5) Commercial Site Design Requirements--Landscaping and Site Improvements 

Principles:

In commercial districts, a more active streetscape creates a more dynamic public realm. Urban landscaping provides identity, enhances and defines site and building elements, as well as provides relief and respite from the density of building and the intensity of uses in these districts. For example, hardscape design such as street furniture, sidewalk art, special paving patterns, planters, custom designed banners, landscape areas integrated with small plazas and pocket parks, enhance the identity of the district and the intensity of the pedestrian experience of it.  Good design will often include the history, social and urban context of the district. Commercial streetscape elements such as planters and benches may be owned and/or cared for by their adjacent properties.

Standards:

a) All landscaping must meet the intent of Section 295-405 of the Zoning Code. The Authority on a case-by-case basis will consider exceptions that enhance the identity of the commercial district.

b) Locate site elements to define street edges and corners. Locate site elements to extend the “street wall” of building facades where there are gaps in continuity.

c) Encourage the use of landscape elements to establish a unique identity for the commercial district.

d) Encourage “ownership” of specific streetscape elements by their adjacent owners.

e) Use ornamental iron or architectural fencing and masonry piers or walls, in combination with clustered plant materials (trees, shrubs and ground cover) to improve the street edge of parking areas.  Coordinate the materials of fences and walls with the architecture (design, color, material, style) of adjacent buildings. 

f) Enclose and screen dumpsters and recycling units.

g) Screen loading docks and shipping/receiving areas from sidewalks and streets.

6) Commercial Site and Building Design Requirements--Signage
Principles:

Building signage shall fit the architecture of the building and the character of the district. Signage for commercial districts shall be pedestrian-oriented.

Standards:

a) Preferred wall-mounted signage is as follows:  internally illuminated individual letters (no raceways visible); neon figures and script; figurative elements, symbols or icons that represent a business, a business owner, or a product sold on premise.

b) Projecting signs must be artistically designed as figurative elements, or a composition of graphic elements, to reflect a use, product, name, or activity of the establishment that the sign advertises or promotes. Projecting signs shall be submitted to the Authority for review and approval prior to construction.

c) Retractable canopies and awnings are desirable along street frontages, especially those that shelter storefront displays from sun and pedestrians from inclement weather. The slope of awnings must meet the city’s code, which calls for a slope of at least 30 degrees but no more than 45 degrees.   

d) Banners require review and approval by the Authority.

e) Automatic changeable message signs require review and approval by the Authority.

f) Billboards of any type require review and approval by the Authority.

g) Rooftop signs of any type require review and approval by the Authority.

h) Freestanding signs of any type require review and approval by the Authority.      

7) Commercial Building and Site Design Requirements--Lighting 
Principles:

Lighting must be carefully designed and located to create a safe and attractive district for shopping and nightlife. With the exception of the overheads required to light the roadway, lighting within the district shall be pedestrian-oriented and designed enhance neighborhood safety. 

Standards:

a) Except for street and pedestrian lighting that will be specified as part of a district streetscape plan, lighting for individual building facades will vary with the uses and activities of each building. Building owners shall be encouraged to use lighting as another way to enhance the unique character of the “SoHi” commercial district.

b) Lighting for alleys and parking areas shall be strategically placed to ensure security for pedestrians and parkers, but prevent glare onto adjoining properties.

b. Site and Building Design Guidelines for Residential Development or Redevelopment (Infill)

1) Residential Site Design Requirements--Building placement
Principles:

The regular building pattern of houses, yards, gardens, walks, and street trees creates a visual and physical “street room.” The street facing or “street room” side of the residences on a block (or series of blocks within a subdivision) shall have a similar pattern of yards, gardens or courtyards that are pedestrian friendly and welcoming and create a unified appearance.  (Unified does not mean uniform. Within that overall unified appearance is substantial room for variation in the actual layout and landscape design of yards, gardens, courtyards and walkways.) The rear or side yard of the residence (if not street facing) may be more private and closed off to public view/access and may also be individualized at the resident’s discretion.

Standards:

a) All residential buildings shall have the entrance visible from the street. 
b) Locate building elements such as porches and gardens, to define a more or less continuous green setback area or semi-public realm between building facades and the public right-of way.
c) Locate corner and street edge elements such as porches, to round or turn the corner and define a continuous street edge. 

d) Locate buildings to minimize or screen negative impacts on adjacent properties (e.g., excessive noise or unsightly views). 

e) Residential setbacks shall conform to the historic land use pattern of the neighborhood or district. 

2) Residential Building Design Requirements--Massing 

Principles:

New infill buildings shall relate to the physical character and scale of adjacent buildings. Use building elements such as entries and porches, and site elements such as patios, walls, fences and hedges, to define and enhance the public realm. 

Standards:

a) Employ massing as a means of articulating and expressing the character of the building.

b) Use massing to create dramatic elements, such as porches, bay windows, dormers, and recessed entryways.

c) Make the massing of building elements pedestrian-friendly. For example, bring porches and patios close to the street.

d) Where possible, emphasize street corners by building elements that face or wrap the corner.

3) Residential Building Design Requirements--Facades
Principles:

Building facades give residents and visitors to the area a sense or “read” of the neighborhood—its market value, history, “personality,” and sense of pride and ownership. This “read” affects the way both residents and outsiders value and invest in it, which in turn affects homeownership (owner occupancy), growth in equity, and long-term stability of the neighborhood.

Standards:

a) All facades visible from public streets shall contain the most architecturally significant materials and fenestration.  See section on materials below.

b) Eliminate signs of disinvestment (for example, substitution of inferior building materials for original materials, patches or temporary fixes as building repair, board-ups) that convey a negative image to residents and visitors to the neighborhood.

4) Residential Building Design Requirements--Materials 
Principles:

Enrich street frontages to enhance the pedestrian experience. Use building materials and window types that repeat the local vernacular or traditional pattern of building in the neighborhood. 

Standards:

a) Use significant building materials in architectural design. Significant building materials for residential construction include wood shingles, clapboard, brick, stone, stucco, tile, and terra cotta. On occasion, other materials may be used as part of a prevalent architectural style, e.g., architectural-finished metal cladding is common in modern architecture. Materials are subject to case-by-case review by the Authority.

b) Windows shall be generous in size and number and shall fit the dominant architectural style(s) of the neighborhood. 

5) Residential Site Design Requirements--Parking 
Principles:

Make automobile-oriented spaces (garages, driveways) subordinate to pedestrian-oriented spaces (yards, gardens, play areas). Minimize conflicts between pedestrians and automobiles.

Standards:

a) Use alleys where available.

b) Place parking pads and garages to the side or rear of the principal building. 

c) For larger residential structures, locate parking beneath the first story level or below grade in an enclosed garage.

d) Screen parking areas from neighboring properties with a fence (preferably vine-covered), wall or hedge.

6) Residential Site Design Requirements--Landscaping and Site Elements 

Principles:

Well-landscaped and maintained properties support long-term stability in property values and ownership, and add significant market value to neighborhoods.

Standards:

a) Use architectural walls, fences, planting beds and hedges to define the street-facing side of the residence. Materials shall be brick or stone in the case of walls, wood picket or decorative metal in the case of fences. Less formal fencing such as chain link, decorative block, or stockade shall be restricted to non-street facing rear or side yards. For height and placement restrictions, see Section 295-405 of the Zoning Code.

b) Limit all single-family and multi-family residential parcels to a maximum of three uncovered parking spaces on-site. (Bed and breakfast establishments must submit a parking plan to the Authority for review and approval prior to establishing on-site parking areas.)

c) Encourage residents to “adopt” and maintain portions of the public right-of-way adjacent to property they own or lease (such as the verge or “tree border area” between the street and the sidewalk).

d) For multi-tenant residential properties, enclose and screen dumpsters and recycling units.

c.
Applicability to Real Property Not to be Acquired
The land use and building restrictions described in this section are applicable to all parcels and properties within the Project area, including those excluded from acquisition as identified on Map 4 – Land Acquisition Plan.  Excluded properties shall comply with the applicable property requirements of this Plan.  The Authority shall impose these requirements, without limitation, because of enumeration by one or more of the following:

1. Enforcement of applicable codes, ordinances, and regulations of the City of Milwaukee and the State of Wisconsin

2. Acquisition

3. Separate written agreement
7. Statement of Required Site Improvements and Additional Public Facilities
Site improvements and additional public utilities required to support new land uses in the area after development will be determined jointly by the Commissioner of Public Works, the City Engineer, and the Redevelopment Authority of the City of Milwaukee based on concepts developed for the project area in accordance with this Plan, definitive redevelopment proposals, and on detailed engineering and urban design studies.  These improvements are described generally as to location, layout, type and size in documents, maps and drawings prepared or to be prepared by the City Department of Public Works in support of this Plan.

8.  Statement of a Feasible Method Proposed for Relocation

Implementation of this Plan may require displacement of existing residential and commercial uses.  In the event that this occurs as a direct result of Plan implementation, the Authority is prepared to assume the relocation costs of individuals and businesses displaced, and shall conform in all respects to the State of Commerce regulations and the relevant sections of Chapter 32 Wisconsin Statutes concerning benefits for those displaced.

E. CONFORMANCE WITH STATE AND LOCAL REQUIREMENTS

Section 66.1333 (6)(b), Wisconsin Statutes, provides that a redevelopment plan “…shall conform to the general plan of the city and shall be sufficiently complete to indicate its relationship to definite local objectives as to appropriate land uses, improved traffic, public transportation, public utilities, recreational and community facilities, and other public improvements in the project area, and shall include, without being limited to, a statement of the boundaries of the project therein; a land use plan showing proposed uses of the area, information showing the standards of population density, land coverage, and building intensity in the area after redevelopment; present and potential equalized value for property tax purposes; a statement of proposed changes, if any, in zoning ordinances or maps and building codes and ordinances; a statement as to the kind and number of site improvements and additional public utilities which will be required to support the new land uses in the area after redevelopment; and, a statement of a feasible method proposed for the relocation of families to be displaced from the project area.”

The following statements, maps, and information respecting compliance with the state and local requirements cited immediately above supplement those already provided in other sections of this Redevelopment Plan:

1. Conformance to the Comprehensive Plan of the City of Milwaukee

This plan has been presented to the City Plan Commission of the City of Milwaukee and has been determined to be in conformance with the City’s Comprehensive Plan, and the development and land use goals and objectives recommended by the Near West Side Comprehensive Plan, which was approved by the Milwaukee Common Council on March 19, 2004.
2. Conformance to Local Objectives

This plan has been prepared to conform to the following local objectives:

a. Appropriate Land Use

The land use(s) proposed for this Plan are consistent with current zoning classifications in the project area. 

b. Public Improvements

1. This Plan anticipates public improvements, such as landscape and streetscape enhancements, traffic calming measures, additional "greening" of the "SoHi" Main Street district, and façade renovation to support economic development recommended by the Plan.
2. Street reconstruction projects will include roadway reconstruction of N. 27th Street (State Trunk Highway 57), new public signage, modifications to traffic signals, lanes and parking bays, landscape and streetscape improvements, and public amenities such as trash receptacles and benches.

3. Statement of Project Area Boundaries
The boundaries of this project are shown generally as to location on all maps attached to this Renewal Plan and are more precisely described in Map No. 1 – Boundary and Existing Land Use Map.

4. Existing Uses and Conditions of Real Property
Existing uses and the condition of real property are shown in Map No. 2 – Structure Condition Map.

5. Land Use Plan of Proposed Uses  
Proposed land uses are shown on Map 3 – Proposed Land Use Plan, and reflect the plan objectives stated in Section B. 1 of this Plan.

Further details describing the desired land use and building program for the N. 27th Street "SoHi" Main Street District can be found in Exhibit A – SOHI District Master Plan. 

6. Structure condition (section currently being updated)
Map No. 2, titled Structure Condition Map, identifies the general condition of structures within the project boundary. Three hundred and seven structures were surveyed using the Exterior Structural Condition Form. The general condition of approximately one-third of the structures surveyed within the project boundary is substandard.  Ninety-five structures were found to be substandard indicating they need to be rebuilt or replaced. The structures classified as substandard include the following:

 807 N. 23rd St.

 820 N. 24th St

 822 N. 24th St

 836 N. 24th St

 843 N. 24th St

 933 N. 24th St

 943 N. 24th St

 947 N. 24th St

 1025 N. 24th St

 1027-29 N. 24th St

 1028 N. 24th St

 507-515 N. 25th St. 

 521 N. 25th St.

 537 N. 25th St.

 605-7N. 25th St.

 743 N. 25th St.

 751 N. 25th St.

 755 N. 25th St.

 761 N. 25th St.

 803 N. 25th St.

 804 N. 25th St

 812 N. 25th St.

 845 N. 25th St.

 910 N. 25th St.

 940 N. 25th St.

 505 N. 26th St.

 540-42 N. 26th St.

 600 N. 26th St.

 606 N. 26th St.

 747 N. 26th St.

 752 N. 26th St.

 754-56 N. 26th St.

 814 N. 26th St.

 822 N. 26th St.

 1031 N. 26th St.

 758 N. 27th St.

 817-29 N. 27th St.

 930 N. 27th St.

 508-14 N. 28th St.

 520 N. 28th St.
 540-42 N. 28th St.

 542A N. 28th St.

 550 N. 28th St.

 626A N. 28th St.

 912-14 N. 28th St.

 1016 N. 29th St.

 2314-16 W. State St. 

 2440-2442 W. State St. 

 2441-2463 W. State St. 

 2600 W. State St. 

 2612-16 W. State St. 

 2723 W. State St. 

 2810-2812 W. State St. 

 2837-39 W. State St. 

 2408 W. Kilbourn Ave.

 2424 W. Kilbourn Ave.

 2452-2454 W. Kilbourn Ave.

 2460 W. Kilbourn Ave.

 2450 W. Wells St.

 2522 W. Wells St.

 2601-2603 W. Wells St.

 2607 W. Wells St.

 2615 W. Wells St.

 2619 W. Wells St.

 2311 W. Wisconsin Ave.

 2335 W. Wisconsin Ave.

 2401 W. Wisconsin Ave.

 2435 W. Wisconsin Ave.

 2532 W. Wisconsin Ave.

 2616 W. Wisconsin Ave.

 2620-2622 W. Wisconsin Ave.

 2725-2727 W. Wisconsin Ave.

 2733 W. Wisconsin Ave.

 2319 W. Michigan St. 

 2327 W. Michigan St

 2432-2434 W. Michigan St

 2439-2441 W. Michigan St

 2447 W. Michigan St

 2451-2453 W. Michigan St

 2455-2457 W. Michigan St

 2456 W. Michigan St

 2459-2463 W. Michigan St

 2501 W. Michigan St

 2507 W. Michigan St

 2511 W. Michigan St

 2524-2526 W. Michigan St
 2609-2611 W. Michigan St

 2621-23 W. Michigan St

 2714 W. Michigan St

 2739 W. Michigan St

 2504 W. Clybourn St. 

 2612 W. Clybourn St

 2726 W. Clybourn St

 2732 W. Clybourn St

 2738 W. Clybourn St
Thirty-eight structures were found to have major deficiencies, indicating they are in need of substantial repairs to be habitable. Major code violations may exist and structural failure of walls is evident or probable. The overall appearance of the exterior is in poor condition. The structures classified as having major deficiencies include the following:

1015-17N. 23rd St.

 624 N. 24th St.

 939 N. 24th St

 529 N. 25th St.

 543 N. 25th St.

 808 N. 25th St.

 855 N.25th St.

 1030 N. 25th St.

 530 N. 26th St.

 744-46 N. 26th St.

 762 N. 26th St.

 1026 N. 26th St.

 1030 N. 26th St.

 509-11 N. 27th St.

 801-15 N. 27th St.

 1032 N. 27th St.

 516-8 N. 28th St.

 524 N. 28th St.

 920 N. 28th St.

 2302 W. State St. 

 2446 W. State St. 

 2537 W. State St. 

 2622-2626 W. State St. 

 2734 W. State St. 

 2735 W. State St. 

 2801-2803 W. State St. 

 2830 W. State St. 

 2833 W. State St. 

 2843 W. State St. 

 2436 W. Kilbourn Ave.

 2313 W. Wells St.
 2402-2414 W. Wells St.

 2442 W. Wells St.

 2446 W. Wells St.

 2530 W. Wells St.

 2536 W. Wells St.

 2630 W. Wisconsin Ave.

 2428 W. Michigan St

Fifty structures were found to have minor deficiencies, indicating minor repairs are needed, such as painting or gutter replacement, and they appear to be habitable. Some minor code violations may be present and the buildings appear to be structurally sound. The structures classified as having minor deficiencies are the following:

813 N. 23rd St.

819 N. 23rd St.

853 N. 23rd St.

1021-1035 N. 23rd St.

830 N. 24th St

849 N. 24th St

855 N. 24th St

 1021-23 N. 24th St

 533 N. 25th St.

 601 N. 25th St.

 611 N. 25th St.

 818 N. 25th St.

 822 N. 25th St.

 832 N. 25th St.

 1023 N. 25th St.

 527 N. 26th St.

 532 N. 26th St.

 533- 535 N. 26th St.

 535A N. 26th St.

 734 N. 26th St.

 740 N. 26th St.

 840 N. 26th St.

 540 N. 27th St.

 714 N. 27th St.

 749-53 N. 27th St.

 839 N. 27th St.

 958-60 N. 27th St.

 846 N. 28th St.

 1028 N. 29th St. 

 2725 W. Highland Blvd

 2743 W. Highland Blvd
2411-19 W. State St. 

2608-10 W. State St. 

2627-2631 W. State St. 

2706-2708 W. State St. 

2710 W. State St. 

2715 W. State St. 

2726 W. State St. 

2742 W. State St. 

2819 W. State St. 

2314 W. Wells St.

 2632 W. Wells St.

 2700-2735 W. Wisconsin Ave.

 2719 W. Wisconsin Ave.

 2433 W. Michigan St

 2438-2440 W. Michigan St

 2519A W. Michigan St.

 2521A W. Michigan St

 2603 W. Michigan St

 2616-2618 W. Clybourn St

The remainder of the structures surveyed within the project boundary was found to be in standard condition. The structures classified as being in standard condition include:
 601-605 N. 23rd St. 

 617 N. 23rd St.

 755 N. 23rd St.

 835 N. 23rd St.

 808 N. 24th St

 823 N. 24th St

 833 N. 24th St

 840 N. 24th St

 911 N. 24th St

 915 N. 24th St

 1026 N. 24th St

 529 A N. 25th St.

 547 N. 25th St. 

 639 N. 25th St.

 731 N. 25th St.

 745 N. 25th St.

 842-44 N. 25th St.

 1020 N. 25th St.

 1022 N. 25th St.

 1029 N. 25th St.

 1040 N. 25th St.

 509-11 N. 26th St.

 521-23 N. 26th St.

 526-28 N. 26th St.

 531 N. 26th St.

 830 N. 26th St.

 834-38 N. 26th St.

 845 N. 26th St.

 907 N. 26th St.

 917 N. 26th St.

 918 N. 26th St.

 957-961 N. 26th St.
 505 N. 27th St.

 510 N. 27th St.

 527 N. 27th St.

 528 N. 27th St.

 534-36 N. 27th St.

 535 N. 27th St.

 547 N. 27th St.

 605 N. 27th St.

 820-826 N. 27th St.

 828-832 N. 27th St.

 848 N. 27th St.

 853 N. 27th St.

 901-11 N. 27th St.

 914 N. 27th St.

 921-927 N. 27th St.

 954-56 N. 27th St.

 962-66 N. 27th St.

 536 N. 28th St.

 626B N. 28th St. (rear) 

 826 N. 28th St.

 836 N. 28th St.

 938 N. 28th St.

 2417 W. Highland Blvd

 2425 W. Highland Blvd

 2449 W. Highland Blvd

 2459 W. Highland Blvd

 2505 W. Highland Blvd

 2525 W. Highland Blvd

 2535 W. Highland Blvd

 2701-2709 W. Highland Blvd

 2809 W. Highland Blvd

 2823 W. Highland Blvd

 2841 W. Highland Blvd

 2324 W. State St. 

 2416 W. State St.

 2424 W. State St. 

 2522 W. State St. 

 2601-2603 W. State St. 

 2611-2613 W. State St. 

 2619 W. State St. 

 2700-2702 W. State St. 

 2707-2711 W. State St. 

 2720-2722 W. State St. 

 2743 W. State St. 

 2804 W. State St. 

 2807-2809 W. State St. 

 2813-2815 W. State St. 

 2824 W. State St. 

 2825 W. State St. 

 2836 W. State St. 

 2713 W. Richardson Pl. 

 2409 W. Kilbourn Ave.

 2415-2417 W. Kilbourn Ave.

 2423 W. Kilbourn Ave.

 2432 W. Kilbourn Ave.

 2433 W. Kilbourn Ave.

 2437 W. Kilbourn Ave.

 2441 W. Kilbourn Ave.

 2447 W. Kilbourn Ave.

 2448 W. Kilbourn Ave.

 2451 W. Kilbourn Ave.

 2463 W. Kilbourn Ave.

 2732-2734 W. Kilbourn Ave.

 2424-34 W. Wells St.

 2627 W. Wells St.

 2711 W. Wells St.

 2301-2305 W. Wisconsin Ave.

 2308 W. Wisconsin Ave. 

 2323 W. Wisconsin Ave.

 2324 W. Wisconsin Ave.

 2336 W. Wisconsin Ave.

 2430 W. Wisconsin Ave.

 2455 W. Wisconsin Ave.

 2502-2506 W. Wisconsin Ave.

 2518 W. Wisconsin Ave.

 2525 W. Wisconsin Ave.

 2602 W. Wisconsin Ave.

 2709-2711 W. Wisconsin Ave.

 2429 W. Michigan St

 2444 W. Michigan St

 2446-2448 W. Michigan St
 2452 W. Michigan St

 2460-62 W. Michigan St

 2515 W. Michigan St

 2519 W. Michigan St

 2521 W. Michigan St

 2527 W. Michigan St

 2533 W. Michigan St

 2537 W. Michigan St

 2711 W. Michigan St

 2716-2718 W. Michigan St

 2723 W. Michigan St

7. Property Acquisitions
Any required replatting and rezoning shall be accomplished by separate actions in accordance with the procedures specified in the applicable provisions of local ordinances or the laws of the State of Wisconsin.
Current RACM/city-owned, and owner-occupied properties, as well as properties to be acquired are shown in Map No. 4 - Land Acquisition Plan and described in Exhibit C – Parcel Description Table, attached to this Plan. At this time there are acquisitions planned, but no acquisitions with a designated funding source in conjunction with this redevelopment project.
8. Historic Designations 
Sites with historic designation (Local and/or National Register) and those eligible to apply for historic designation are shown on Map No. 7 – Historic Designation Map, as well as noted in the attached table.

The Avenues West Redevelopment Plan area is characterized by a mix of building types.  The corridor along Wisconsin Avenue is lined with prominent institutional, educational, apartment and commercial buildings (Ambassador Hotel, Eagles Club, Grand Avenue Middle School, Wisconsin Avenue Elementary School, the Sheridan/Mathella Apartments), the most significant of which date to the early 20th century.

Prosperous middle and upper middle class residents as well as some of the wealthiest businessmen of Milwaukee lived north of the avenue.  The extant houses reflect this prosperity and display a great variety of architectural detail, most of which is intact, although in some instances, covered over with substitute siding materials.  The houses date mostly from the 1880s to the turn of the twentieth century.  Most of the properties with historic status and eligibility for historic status are located north of Wisconsin Avenue.  Incursions into the fabric of this section of the project area date mostly from the 1960s when large apartment buildings were constructed on the sites of mansions and smaller apartment buildings replaced middle class houses.  In addition, many demolitions occurred to created parking lots to serve a number of health care facilities within and adjacent to the project area.  These remain as surface parking lots today and represent holes in the fabric of the neighborhood.  

To the south of Wisconsin Avenue, the housing stock is more modest in character, reflecting the economic status of the working class residents who had jobs in the adjacent Menomonee Valley.  The houses have also sustained a greater degree of alteration so there are fewer properties eligible for historic status located here.  The housing stock here dates from the 1880s to the 1920s.  

In summary, the Avenues West Redevelopment Plan Area is a microcosm of residential, commercial, educational and institutional development from the 1880s to the 1920s.  This was a neighborhood that prospered in the 1880s and experienced renewal and building through the 1920s.  Not even Milwaukee’s East Side had the rich variety of 19th century architectural styles that could compare to this Near West Side area.  The buildings with historic status and those eligible for historic status enhance the character of the district, and add value to the neighborhood.  It is recommended that buildings with historic status or eligibility for historic status will not be razed.  Likewise, it is recommended that efforts be made to preserve original features that remain on buildings that have otherwise been sided over with aluminum and vinyl.  Such details as widow hoods, dentil moldings, original porches, and original windows all add character and help to give scale, value and authenticity to the neighborhood.  Preserving such details will encourage and help guide future owners in the sensitive renovations/restorations of the buildings.


Existing Historic designations:

2700-02
W State St


2432
W Kilbourn Ave
2706-08
W State St


2720-22
W Kilbourn Ave
2710
W State St


2732-34
W Kilbourn Ave
2720-22
W State St


2401
W Wisconsin Ave
2723
W State St


2430
W Wisconsin Ave
2726
W State St


743
N 25th St
2734 
W State St


761
N 25th St
2735
W State St


912-14
N 28th St
2742
W State St


920
N 28th St
2743
W State St


930
N 28th St
2801-12
W State St


1016
N 29th St
2813-15
W State St



2819
W State St



2824
W State St



2825
W State St



2830
W State St



2833
W State St



2836
W State St



2837-39
W State St



2843
W State St



Contributing Buildings /Properties Eligible for Historic Status:

2308
W Wisconsin Ave

807
N 23rd St
2435
W Wisconsin Ave

813
N 23rd St
2518
W Wisconsin Ave

836
N 24th St
2700-36
W Wisconsin Ave

2409
W Kilbourn Ave

843
N 24th St
2415-17
W Kilbourn Ave

855
N 24th St
2423
W Kilbourn Ave

842-44
N 25th St
2424
W Kilbourn Ave

854
N 25th St
2433
W Kilbourn Ave

910
N 25th St
2436
W Kilbourn Ave

814
N 26th St
2437
W Kilbourn Ave

822
N 26th St
2441
W Kilbourn Ave

824
N 26th St
2447
W Kilbourn Ave

830
N 26th St
2448
W Kilbourn Ave

834-36
N 26th St
2451
W Kilbourn Ave

840
N 26th St
2452-54
W Kilbourn Ave

918
N 26th St
2453
W Kilbourn Ave

743-53
N 27th St
2460
W Kilbourn Ave

801-15
N 27th St
2712-14
W Kilbourn Ave

820-26
N 27th St
2456
W Michigan St

817-31
N 27th St
2527
W Michigan St

901-13
N 27th St
2533
W Michigan St

921-27
N 27th St
2737-39
W Michigan St

949-67
N 27th St
2619
W State St

954-56
N 27th St
2627-31
W State St

758-60
N 27th St
2707-09
W State St

762-66
N 27th St
2632
W Wells St 



2639
W Wells St 



9. Existing Zoning

This redevelopment area is primarily zoned Multi-Family Residential and Local Business. The (LB2) zoning description allows for the principal uses proposed in this renewal plan for a "SoHi" Main Street District.  The various (RM4) (RM5) (RM6) (RM7),(RO2) (RT3) (RT4) (RS4) (RS5) residential zoning descriptions allow for residential uses that support and maintain a stable tax base in the surrounding neighborhood. However the mix of single-family, multi-family and commercial uses that has occurred in recent years requires a greater degree of design control to ensure that the land use objectives and intent of this Plan are met.  Particular areas that need to be addressed are landscape code compliance, parking lot design, context-sensitive architectural design, and design to ensure compatibility between uses that vary in intensity.
The existing zoning is shown on Map No. 5 - Existing Zoning Map, attached to this Plan.

10. Standards of Population Density

Targeted population density for this neighborhood is provided in the City of Milwaukee Code of Ordinances for residential uses.  This Plan does not recommend land use(s) that exceed this targeted density.

11. Land Coverage and Building Density
These objectives shall be achieved by adhering to provisions contained within the Milwaukee Code of Ordinances and urban design guidelines for building placement and site design.

12. Present and Potential Equalized Value for Property Tax Purposes

The Present and Potential Equalized Value for Property Tax Purposes is shown in Exhibit B – Table of Value for Property Tax Purposes, attached to this Plan.

13. Statement of Proposed Changes in Zoning or Building Codes
1.  This redevelopment area is currently zoned Residential (RM4) (RM5) (RM6) (RM7),(RO2) (RT3) (RT4) (RS4) (RS5), Local Business (LB2) , Commercial Service (CS) and  Detailed Planned Development (DPD), as shown in Map No. 5 – Existing Zoning Map.   See Proposed Zoning Map for proposed zoning changes.  

F. PROCEDURE FOR CHANGES IN THE APPROVED PLAN

At any time after this project area plan has been approved by the Authority and the Common Council of the City of Milwaukee, it may be modified in accordance with the provisions and procedures established in the applicable subsections of Section 66.1333 (6) (b), Wisconsin Statutes. 

1. Excluded property, parcels currently not identified for acquisition on Map 5, may be considered for acquisition by the Authority if, during the course of project execution, it is subsequently determined that such property is:

a) Substandard, blighted, or infeasible of rehabilitation to project standards by the present owner;

b) Converted or devoted to a use not in conformance with the objectives of this Plan;

c) Needed to provide a more marketable site;
2. If identified for acquisition on Map 4 – Land Acquisition Plan, property later may be excluded from acquisition during the course of project execution upon the written request of the property owner and subsequent approval by the Authority under the following conditions:

a) The owner submits a specific plan or program of action indicating that the proposed use, construction or reconstruction is in conformance with the objectives of the financial feasibility of complying with all mandatory standards for property rehabilitation as may be required by the Authority;

b) The property has since been acquired by an adjacent retained use provided, however, that any presently existing buildings on such property are demolished and the land is redeveloped in accordance with the regulations specified in Section D of this Plan as determined by the Authority;

c) Redevelopment, rehabilitation, reconstruction, or use of the property by the present owner or his assigns is consistent with the objectives, permitted land uses, and regulations specified in Sections B and C of this Plan as determined by the Authority.

3.
A change in the approved plan shall not be required in connection with any properties acquired under the procedures set forth in Section D.1.b. of this Plan.

G. EXHIBITS 

Map No. 1 – Boundary and Existing Land Use Map
Map No. 2 – Structure Condition Map 

Map No. 3 – Proposed Land Use Plan  

Map No. 4 – Land Acquisition Plan 
Map No. 5 – Existing Zoning Map
Map No. 6 – Tax Delinquent Map
Map No. 7 – Proposed Zoning Map
Map No. 8 – Historic Designation Map 
Map No. 9 – Housing Strategy Map and Photographs
Exhibit A –   SOHI District Master Plan
Exhibit B –   Table of Value for Property Tax Purposes 
Exhibit C –   Parcel Description Table
Avenues West/RACM/JFG
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