
Fond du Lac and North Area Plan

COMMUNITY OPEN HOUSE 

Welcome to the Fond du Lac 

and North Area Plan 

Community Open House!

The open house consists of four 

stations organized by topic:

1. Parks and Open Space 

2. Transportation

3. Commercial Corridors

4. Housing and Vacant Lots

Please visit each station to share 

your experience in the area, 

provide your input on the draft 

goals, and discuss opportunities 

and priorities for the future.

This is the second public meeting 

for the plan update. There will be a 

total of 4 public meetings.
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PARKS AND PUBLIC SPACE
What We’ve Heard…

• Residents want new amenities in the parks that 

are relevant to current residents

• Residents want beautiful public spaces to enjoy

Draft Goals…

• Create peaceful, clean, and well cared for public 

places that everyone feels good about 

• Existing parks are regularly improved to serve 

current residents

• Increase recreational opportunities

• Have a park within comfortable walking 

distance of every resident and business

• Civic and institutional uses should be 

welcoming places to gather and serve as 

visual/symbolic landmarks for the community
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TRANSPORTATION

Curb extensions

Re-purposed right turn lanes

High-visibility crosswalks Traffic circles

Protected bike lanes

Bus bulbs

What We’ve Heard…

• Residents are tired of reckless 

driving

• Residents want streets where 

the pavement is in good 

condition and that provide a 

pleasant walking experience

Draft Goals…

• Provide safe, convenient, and 

attractive transportation options 

for people of all ages and 

abilities

• Prioritize walking and biking as 

part of a healthy lifestyle and a 

safe neighborhood

• Connect different modes of 

transportation 

• Ensure that transportation 

options are equitable and 

sustainable

Source: NACTO
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Making Streets Safer…

Source: NACTO

Source: NACTO

Source: NACTO

Source: NACTO



13%

73%



What We’ve heard…

• Increasing Homeownership is 

important

• There is a need for affordable 

rental housing

• Abandoned homes reduce area 

safety and property values

• Persistently low housing values 

limit opportunities to build wealth 

through homeownership

• Residents are concerned about 

displacement if housing costs or 

property values rise too much

Draft Goals…

• Increase owner occupancy

• Promote a range of quality 

housing choices to accommodate 

all incomes, family types, and 

physical abilities.

• Make rehabilitation of housing a 

top priority 

• Reduce the blighting influence of 

vacant properties 

• Develop solutions to housing 

affordability issues facing residents

>
9,500 Homes 7,300 Households

Single 

Family

50%Duplex 

30%

Multi-

family

20%

Existing Homes By Type

70 years
median age of a 

home in the area

40% 
of homes are 

owner occupied

20% 
of homes are vacant

100% 
of units in newer 

multi-family  buildings 

are occupied
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Legacy 

Lofts
1500 W North Av

54 LIHTC Units / 

10 Mrkt Rate Units

100% Occupied

Capuchin 

Apartments
2502 W Tamarack 

38 LIHTC Units 

100% Occupied

Franklin 

Square
1420 W Center St

37 LIHTC Units 

100% Occupied

Lisbon 

Terrace
2730 W Lisbon Av

24 LIHTC Units 

100% Occupied

Teutonia

Gardens
2709 N Teutonia

24 LIHTC Units 

100% Occupied

Prince Hall 

Village 
1210 W North Av

24 LIHTC Units 

100% Occupied

Fond du Lac 

Center
2708 W Center St 

24 LIHTC Units 

100% Occupied

Johnson 

Park Lofts
2222 N 19th St

24 LIHTC Units 

100% Occupied

Examples of Multi-Family LIHTC Developments in the Plan Area…

HOUSING
What is “Market Rate” Housing?
Market rate housing is simply an apartment that has no rent 
restrictions.  For a market rate unit, A landlord may charge 
whatever rent they feel the local market can support.

What is “Affordable” Housing?
In general, affordable housing is defined as a housing unit 

where the total housing costs are no more than 30% of 

gross household income. 

In development, the term “affordable housing” is often used 

to mean government subsidized housing, often in the form 

of low-income housing tax credits (LIHTC).

What is LIHTC Development?
Low-income housing tax credits (LIHTC) are federal tax 

credits awarded to developers of affordable rental housing 

through a competitive process. Developments financed with 

LIHTC must reserve a certain percentage of units for low or 

moderate income tenants for 30 years.

$800
Median rental amount 

in plan area

42%
of renters households 

pay 50% or more of 

their gross income on rent

$23,000
Median household income 

in plan area

2019 LIHTC Income Limits (2019)

Family 

Size

30% AMI 

Units

40% AMI 

Units

50% AMI 

Units

60% AMI 

Units

1 $17,310 $23,080 $28,850 $34,620

2 $19,770 $26,360 $32,950 $39,540

3 $22,230 $29,640 $37,050 $44,460

4 $24,690 $32,920 $41,150 $49,380

5 $26,670 $35,560 $44,450 $53,340

6 $28,650 $38,200 $47,750 $57,300

LIHTC Rent Limits (2019)

BR Size
30% AMI

Units

40% AMI 

Units

50% AMI 

Units

60% AMI 

Units

Studio $432 $577 $721 $865

1 BR $463 $618 $772 $927

2 BR $555 $741 $926 $1,111

3 BR $642 $856 $1,070 $1,284

4 BR $716 $955 $1,193 $1,432

80%
of households make 

less than $50,000 per year
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What We’ve heard…

• Residents want better 

beautification of vacant lots 

and better maintenance. 

• There is a desire to see new 

homes built on vacant lots.

Draft Goals….

• Improve vacant lots so they 

become neighborhood assets.

• Support new home 

construction and preserve an 

appropriate amount of land for 

new homes in the future.

VACANT LOTS

$200,000
Cost to develop a 

typical single family 

home ($150 per 

square foot)

$93,000
Median closing price for 

single-family homes 

constructed in 2000 or later. 

(June 2016-June 2019).

Appraisal Gap

768
new buildings 

constructed since 2000

1,426 
buildings razed 

since 2000

-15% 
decline in population 

since 2000

1,890
vacant parcels 

in the plan area

$30,000
Median assessed 

value for single 

family homes and 

duplexes in the area
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Sell lots to adjacent 

neighbors to expand 

their yard

Create small parks 

and community 

gathering spaces

Establish community 

gardens or urban 

agriculture

Create Pathways and 

new neighborhood 

connections 

Plant trees  and 

maintain as passive 

green space.

Opportunities for Vacant Lots

Opportunities for New Housing

Market-Rate Multi-

Family Rentals

For Sale Townhome 

or Duplex Units

Affordable Multi-

Family Rentals

Affordable Townhome 

or Duplex Rentals

For Sale Single 

Family Homes

What do you want to see? Where? 

A B C D E

1 2 3 4 5
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What We’ve Heard…

• Current Retail offerings are not 

sufficient to meet the needs of 

area residents

• Residents want to see more 

restaurant options and office 

centers for local professionals.

• Local establishments such as 

Tandem, and COFFEE MAKES YOU 

BLACK are well liked.

Draft Goals…

• Support existing businesses and 

attract new businesses, 

particularly locally-owned and 

black-owned businesses.

• Support local entrepreneurship

• Embrace non-traditional uses in 

commercial buildings

COMMERCIAL CORRIDORS
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Neighborhood Retail Restaurants And Bars

NEW BOUNDARY
NEW BOUNDARY

COMMERCIAL CORRIDORS
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1351 W North Av
(Former MEC Building)

1118 W North Av 1003 W North Av
(Former Alsco building)

2501 W North Av2817 W North Av

19th & Fond du Lac Teutonia & Center Teutonia & North24th Pl & Center 35th & Center

Commercial Development Opportunities (examples)

Commercial Renovation Opportunities (examples)

COMMERCIAL CORRIDORS

A B C D E

1 2 3 4 5
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