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Dear Friend of the Menomonee Valley,

As we pursue economic development programs for the City of Milwaukee, we are
addressing several related goals:

¢ Retaining jobs that are accessible to our residents and encouraging employers to
create new jobs.

¢ Encouraging high quality and sustainable development.

¢ Using the existing city infrastructure in job development.

+ Promoting development that reduces sprawl in southeastern Wisconsin.

We have focused on the economic development of the Menomonee Valley because of its
potential to help achieve our goals. The Menomonee Valley is the geographic center of the City of
Milwaukee. it is surrounded by the most densely populated neighborhoods in Wisconsin, which
can supply the workforce that employers need. The necessary infrastructure is available. Vacant
and underutilized land is available to meet the demand for business sites. Redevelopment of the
Valley can counteract sprawl by providing attractive, centrally located sites and reducing the
pressure to develop farmland for industrial use.

The Market Study, Engineering, and Land Use Plan for the Menomonee Valley provides
a detailed blueprint for us to use to achieve our goals. The pian has been formally adopted by the
City Plan Commission as part of the Comprehensive Plan of the City of Milwaukee and formally
endorsed by the Common Council. With this support and the support of other partners like the
Menomonee Valley Business Association and the Metropolitan Milwaukee Sewerage District, we
are moving forward with implementation of the plan.

1 encourage you to watch our progress and the transformation of the Valley from an area
of under-realized potential to a powerful economic asset of the City of Milwaukee.

’___S('ncerely,

Michael L. Morgan
Commissioner, Department of City Develgr
and
Executive Secretary, City Plan Commission

File: MRV-COMM

809 North Broadway, Milwaukee, Wisconsin. Phone (414) 286-5900
Mailing Address: P.O. Box 324, Milwaukee, Wisconsin 53201
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CITY PLAN COMMISSION
CITY OF MILWAUKEE

Resolution approving the Market Study, Engineering, and Land Use Plan for the
Menomonee Valley as an element of the Comprehensive Plan.

Whereas, One step in the City's comprehensive planning process is the review
and revision of plans for subareas of the City; and

Whereas, A plan for the Menomonee Valley, titled Market Study, Engineering,
and Land Use Plan for the Menomonee Valley, has been prepared; and

Whereas, The new plan supersedes the plan for the Menomonee Valley that was
approved by the City Plan Commission on March 5, 1990;

Whereas, The new plan was prepared with the participation of the Menomonee
Valley Business Association and the Milwaukee Metropolitan Sewerage District;
and

Whereas, The new plan has been reviewed by numerous institutions, public
agencies, community and business organizations, individuals and firms; and

Whereas, Public comment was obtained through a public hearing and public
information meeting; and

Whereas, The City Plan Commission at its meeting on August 10, 1998 modified
the proposed plan to reflect the comments received; and

Whereas, Adoption of the new plan will establish the plan as a guide for the
City of Milwaukee regarding the use and development of the lands and waterways
in the Menomonee Valley, encourage common understanding and coordination among
levels of government and private interests, and facilitate implementation of
the plan; now, therefore, be it '

Resolved, That the City Plan Commission, pursuant to sec. 62.23, Wisconsin
Statutes, hereby adopts the Market Study, Engineering, and Land Use Plan for
the Menomonee Valley as an element of the Comprehensive Plan of the City of
Milwaukee; and be it

Further Resolved, That the Executive Secretary is authorized and directed to
distribute copies of the plan to appropriate City departments, governmental
agencies, and private interests; and, be it

Further Resolved, That the Executive Secretary is hereby authorized and
directed to transmit a certified copy of this resolution to the Common Council
of the City of Milwaukee in accord with sec. 62.23 (3) (b), Wisconsin
Statutes.

I do certify that the foregoing is a true and exact copy of a resolution
adopted by the City Plan Commission of the City of Milwaukee, Wisconsin, on

August 10, 1998.

Michael L. M n
Executive Secretar
City Plan Commission




200 E. Wells Street
- Milwaukee, Wisconsin

City of Milwaukee

Office Of The City Clerk
Certified Copy of Resolution

FILE NO: 980698

Resolution approving the Market Study, Engineering, and Land Use Plan for the Menomonee
Valley as an element of the Comprehensive Plan. (DCD)

Whereas, One step in the City of Milwaukee's ("City") comprehensive planning process is the review
and revision of plans for subareas of the City; and

Whereas, A new plan for the Menomonee Valley, titled Market Study, Engineering, and Land Use Plan
for the Menomonee Valley ("Plan"), has been prepared; and

Whereas, The new Plan supersedes the Plan for the Menomonee Valley that was approved by the
Common Council on April 23, 1991, by File No. 892377; and

Whereas, The new Plan was prepared with the participation of the Menomonee Valley Business
Association and the Milwaukee Metropolitan Sewerage District; and

Whereas, Pursuant to Sec. 62.23, Wisconsin Statutes, the City Plan Commission adopted the new
Plan as an element of the City's Comprehensive Plan on August 10, 1998, following a public hearing
and public information meeting; and ;

Whereas, Approval of the new Plan by the Common Council will establish the Plan as a guide for the
City of Milwaukee regarding the use and development of the lands and waterways in the Menomonee
Valley, encourage common understanding and coordination among levels of government and private
interests, and facilitate implementation of the Plan; now, therefore, be it

Resolved, That the Common Council of the City of Milwaukee approves the Market Study,
Engineering, and Land Use Plan for the Menomonee Valley as adopted by the City Plan Commission,
a copy of which is attached to this Common Council File; and, be it

Further Resolved, That the Market Study, Engineering, and Land Use Pian for the Menomonee Valley
as approved shall provide guidance and serve as a basis for decision making by the Common Council
in its consideration of land use and physical development issues; and, be it

Further Resolved, That the Department of City Development, the Department of Public Works, and
other appropriate City departments and agencies are directed to work toward implementation of the
Plan; and, be it

Further Resolved, That the Commissioner of City Development is authorized and directed to send
copies of the Plan to the parties identified in it as having responsibility for implementation of the Plan
for their reference and use.
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FILE NO: 980698 Continued

I, Ronaid D. Leonhardt, City Clerk, do hereby certfiy that the foregoing is a true
and correct copy of a(n) Resolution passed by the COMMON COUNCIL of the City
of Milwaukee, Wisconsin on September 23, 1998.

7?0%«9& (V) A»m:(a«Qf" September 30, 1998

Ronald D. Leonhardt Date Certified
City Clerk .
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Certified Copy continued...
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Executive Summary

Purpose of the Study

The City of Milwaukee Department of City Development (DCD) retained the
Consulting Team to complete a market study, transportation and land use plan for
the Menomonee Valley. The purpose for undertaking the study is to update the
City’s Master Plan. Co-sponsors of this study were the Milwaukee Metropolitan
Sewerage District and the Menomonee Valley Business Association.

This document, A Market Study, Engineering and Land Use Plan for the
Menomonee Valley, presents the findings of the study process and the
recommendations for the Menomonee Valley. It will be formally submitted for
adoption as a part of the City’s Comprehensive Plan Series.

Location

The Menomonee Valley (the Valley) is primarily an industrial area, located west of
Downtown Milwaukee and the Historic Third Ward, an area that is being
rejuvenated with retail, entertainment, restaurant and other commercial and
wholesale trade uses. Its general boundaries are the East-West Freeway on the north,
Milwaukee River on the east, Bruce Street and the Soo Line Railroad tracks on the
south, and U.S. 41 on the west. The Menomonee River flows through the
Menomonee Valley.

For the purposes of this study, a greater Menomonee Valley Study Area was
identified and defined by DCD and analyzed by the Consulting Team. Its
boundaries are Wisconsin Avenue on the north, the Milwaukee River on the east,
National Avenue on the south and Hawley Road on the west. The greater Study
Area includes Marquette University, Mitchell Park, the Milwaukee Brewer’s
stadium, the Veteran’s Administration Medical Center as well as portions of the
residential neighborhoods bordering the Valley to the north and south.

The Study Process

This study has involved significant input and participation on the part of City
officials and staff, the Menomonee Valley Business Association (MVBA), the
Milwaukee Metropolitan Sewerage District, businesses in the Menomonee Valley
and others in Milwaukee. The major tasks undertaken to complete the Market
Study, Engineering and Land Use Plan for the Menomonee Valley are briefly
described below.

e Public Outreach and Stakeholder Participation, which included two Issues
Workshops, Key Person Interviews and a survey of the businesses in the
Menomonee Valley.



e Economic Evaluation, which analyzed the demographic and economic
conditions and trends affecting the Menomonee Valley, including population,
households, income, and employment.

e Market Assessment, which assessed the future redevelopment potentials for
industrial, retail, office, and park and recreation uses in the Menomonee Valley
Study Area.

e Land Use Analysis, which evaluated existing conditions, future potentials and
key issues and concerns regarding land use and development in the Menomonee
Valley.

e Engineering Analysis, which evaluated existing conditions and future
improvement projects related to access, circulation and environmental conditions
in the Menomonee Valley.

e Implementation Strategy, which identifies an implementation strategy (with
potential funding and technical assistance resources) for undertaking the
recommended market, engineering and land use projects and actions, and
includes a marketing plan.

Recommendations for the Menomonee Valley

The market, engineering and land use recommendations and ultimate Land Use Plan
for the Menomonee Valley strive to: a) retain and strengthen viable and existing
industries; b) attract desirable and new industrial and business development; c)
promote compatible new mixed-use development in selected locations; and d)
maintain and protect adjacent neighborhoods and business areas.

The Land Use Plan recommends that the Menomonee Valley be upgraded and
revitalized as an urban industrial and mixed-use district, providing sites for a wide
range of land uses. Industrial uses will be emphasized in the central portion of the
Valley. New industrial/business park development will be promoted on vacant land
in the western portion. New commercial, residential, public and open space uses
will be encouraged east of 6™ Street.

The City’s initial revitalization efforts will be focused on four high-priority
development areas in order to help stimulate new investment and development at
key locations within the Menomonee Valley. These priority areas are: A) the
railroad shops site; B) the Reed Street Yard; C) the properties along Canal Street,
just east of Emmber Lane; and D) the properties near 6™ and Canal Streets. Specific
recommendations for these priority development areas are shown on Figure 8 in the
Land Use section of this report.



The Implementation Strategy

Because of the vast size of this undertaking, the implementation of the
recommended Land Use Plan for the Menomonee Valley will require the
proactive efforts of both the public and private sectors. Extensive environmental
testing, remediation and infrastructure improvements will have to be completed
before any significant new development can be undertaken. A broad range of
funding and technical resources will have to be made available for these purposes
from City, State and Federal governments as well as from the private sector.

It will only be with public sector involvement and private sector funding that
potential development sites in the Valley can be improved and offered for sale at
prevailing market prices. In short, the cooperative efforts of a true public/ private
partnership will be the key to successful implementation of this recommended
land use plan.

The Action Agenda

The Action Agenda to implement the plan is presented below. It includes:
e The recommended action or project to be undertaken.
e The suggested timing for initiation and completion of each project and action.

o Responsible parties in the public and private sectors who should initiate and
participate in the project

e Suggested funding sources and assistance programs that might be available for
implementing each action and project.

All of the recommended actions should be undertaken and completed as soon as
possible within a reasonable time frame. The recommended timing for the projects
in the Action Agenda is as follows:

e Timing 1 projects should be undertaken immediately and be completed or in the
process of completion within one year following the approval of the Land Use
Plan. These projects call for an administrative and/or public policy action, and
will not require significant financial investments.

e Timing 2 projects should begin as soon as possible and be completed within two
years following approval of the Plan. These projects involve physical
improvements essential to facilitate new development in the Valley.

e Timing 3 projects should begin as soon as reasonably possible and be completed
within a three to five year time frame. These projects are additional desirable
initiatives to support and encourage redevelopment in the Menomonee Valley.

An inventory of the funding and technical resources is included in the Master

Appendix of this report, which is in the possession of DCD, the Milwaukee
3



Metropolitan Sewerage District and the Menomonee Valley Business Association.
The abbreviations identified in the Action Agenda relate to the following:
Department of City Development — DCD; Milwaukee Economic Development
Corporation — MEDC; City of Milwaukee Department of Public Works — DPW;
Redevelopment Authority of the City of Milwaukee — RACM; Wisconsin
Department of Natural Resources — DNR; Wisconsin Department of Commerce -
DOC; Wisconsin Department of Transportation — DOT; Wisconsin Housing and
Economic Development Authority — WHEDA; U.S. Environmental Protection
Agency — EPA; U.S. Department of Housing and Urban Development — HUD;
National Park Service — NPS; Small Business Administration — SBA; Tax
Increment Financing - TIF; Community Development Block Grants - CDBG;
Industrial Revenue Bonds - IRBs; Transportation Economic Assistance Program —
TEA, and Intermodal Surface Transportation Efficiency Act — ISTEA.



Action Agenda Recommendations

1. A public/ private partnership should be formed to implement this Land
Use Plan.

Due to the significance of successful implementation of this Land Use Plan
and the magnitude of this undertaking, a public/ private partnership should be
formed as soon as possible. Its members should include representatives of the
City of Milwaukee and private sector entities, including stakeholders in the
Menomonee Valley who commit to taking a proactive role in guiding the
Valley’s development. The partnership should be a legal entity, responsible
for the implementation of this Land Use Plan. This would include the
marshalling of private and public sector financial and technical resources and
promoting public and private sector participation in future planning and
development/redevelopment initiatives in the Valley.

Recommended Actions

e A formal public/ private partnership (henceforth referred to as The
Partnership) should be organized to oversee the implementation of the
Land Use Plan.

e The Partnership should take all steps necessary to make it a legal entity
recognized by City, State and Federal governments.

Responsibility

The three sponsors of this study- the City of Milwaukee, Milwaukee
Metropolitan Sewerage District, and the Menomonee Valley Business
Association should take the lead role in establishing The Partnership.
Committed private sector stakeholders in the Valley should also be involved
in its organization.

Timing: 1
Funding and Technical Resources:

Local financial institutions, City of Milwaukee funds, as well as property and
business owners and civic and community groups in the Menomonee Valley
Study Area.



2. The City of Milwaukee zoning ordinance should be amended to facilitate
implementation of the Land Use Plan.

Virtually the whole of the Valley is covered by a single zoning classification, I-
A-125, “Industrial District.” This permissive classification has allowed uses that
detract from the environment and physical appearance of the area, thereby
discouraging new development. A single zoning classification is also inadequate
to provide for the different types of uses that are best suited to the different
sections of the Valley.

Recommended Actions

o The zoning ordinance should be amended to prohibit future uses in the
Valley that generate significant odors, excessive noise, point-source
pollution, and visual pollution.

e Zoning classifications should be created for the Priority Development Areas
that will prohibit uses that are incompatible with the development plan.

Responsibility

New zoning regulations to be drafted by DCD and approved by the City of
Milwaukee Planning Commission and Common Council. The Partnership
should provide assistance as needed.

Timing: 1
Funding and Technical Resources:
None required, other than staff time.

3. Environmental and soil analyses should be undertaken at all sites suitable
for redevelopment in the priority areas.

An exhaustive review by the Consulting Team indicates that only a limited
amount of detailed data is available from public sources on the environmental
and soil conditions that will determine the feasibility and cost of new
construction in the priority areas. Environmental investigations have been
conducted by some property owners, but the Consulting Team has not been
given access to their findings.

Nevertheless, there is strong evidence of widespread soil and groundwater
contamination in the Valley; and because the soil consists of landfill, its
suitability for new construction with low cost foundations is uncertain. In the
case of Priority Development Area A, the foundations of demolished structures
will have to be removed to permit redevelopment. A thorough understanding of
these conditions is an essential prerequisite to redevelopment in the Valley.



Recommended Actions

e Environmental testing should be undertaken to determine the nature and
extent of the remediation that will be needed by State code to permit
redevelopment of the potential sites in the priority development areas.

e Soil tests should be conducted at each potential site to determine conditions
affecting construction (e.g., soil composition, bearing capacity, and water
table).

e An analysis of flood patterns in the Valley should be conducted to determine
what flood protection measures might be needed to permit construction on
potential development sites.

Responsibility

The Partnership, RACM and landowners in the Valley.
Timing: 2

Estimated Cost:

Based on verbal description of the Menomonee Valley, Lockwood Greene
Engineering estimates the following range in costs:

e Preliminary (scoping) geotechnical tests - $1,000 for a ten-acre site to
$25,000 for a 100-acre site; estimate includes costs for tests, lab work,
analyses, and report of findings. It is understood that to design foundations a
much more comprehensive scoping would need to be undertaken.

e Environmental tests- Phase I is $3,800 for property under 50 acres and an
additional $100 per 50 acres for property over 50 acres. Phase II costs will
depend upon the size of the site and the number of environmental factors
being analyzed. Costs are estimated to range from $15,000 to $50,000 per
site.

Funding and Technical Resources:

TIF, CDBG; DNR, such as Brownfields Environmental Assessment Program,
Land Recycling Municipal Loan, ERTIF, and Redevelopment Assistance;
WHEDA'’s Brownfield Remediation Loan Guarantee Program; EPA’s
Brownfields Economic Redevelopment Initiative; the U.S. Army Corps of
Engineers; lending institutions and CRA, and other private sources.

4. Financing for environmental remediation and site improvements should
be made available.

For the reasons given above, it is probable that major expenditures for
environmental remediation and site preparation will be required to make new
construction both technically and economically feasible at the potential
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development sites. The magnitude of these costs will be indicated by the results
of the analyses of environmental and soil conditions and the kind of
development on each site. Public and private sector financing capabilities should
be mobilized to cover these costs as redevelopment proceeds in the Valley.

Recommended Actions

e The Partnership should work closely with public and private sector property
owners to seek assistance for environmental remediation and brownfield
redevelopment from State and Federal agencies and private funding sources.

e All available assistance programs from private sources and state and federal
agencies, including DNR, DOC, EPA, HUD, etc., should be utilized to
facilitate and support redevelopment in the Valley.

Responsibility

The Partnership along with State and Federal agencies and private funding
sources.

Timing: 2
Funding and Technical Resources:

TIF; CDBG; MEDC, RACM, CRA; Development Zone; Enterprise
Development Zone; SBA; DOC’s Brownfields Grant Program and PECFA;
DNR, such as Brownfields Environmental Assessment Program, Land
Recycling Municipal Loan, ERTIF, and Redevelopment Assistance; WHEDA'’s
Brownfield Remediation Loan Guarantee Program; and EPA’s Brownfields
Economic Redevelopment Initiative. The Federal Tax Payer’s Relief Act can
help reduce the costs of environmental clean-ups for property/business owners.

5. The Partnership and other official representatives of the City should take
the leadership role in promoting redevelopment within the Valley

Almost all of the sites suitable for redevelopment within the priority areas of the
Valley are privately owned. With the exception of the new distribution center
planned by Emmpak, the Consulting Team has not been informed of any
immediate plans for new projects on any of these sites. Due probably to the
physical, financial and legal obstacles to new development, the private property
owners appear to be unwilling to independently undertake the task of
redevelopment of their own properties. This situation could continue indefinitely
unless actions are taken to encourage and facilitate the development process.
Some City-owned property may also be suitable for redevelopment, including
one presently vacant parcel in Priority Area D and sites occupied by the
Department of Public Works.



Recommended Actions

e Meetings should be held with all property owners of potential development
sites in the priority areas to encourage them to redevelop their properties in
accordance with the Land Use Plan. If possible, a development strategy for
each site should be agreed upon.

e The cooperation and support of WEPCO should be sought in planning for
the development of potential sites for steam using industries in Priority Areas
CandD.

e Private developer interest should be actively sought to acquire the sites in the
Valley in cases where the owners would prefer to sell rather than invest in
redevelopment.

e If implementation of this Land Use Plan proves to be unachievable through
the initiatives of The Partnership and the private sector, the City should be
prepared to consider acquiring and redeveloping potential sites.

e A needs analysis of all City-owned property in the Valley should be
conducted to identify any sites which can be used more productively for
projects that will generate additional jobs and tax revenue. Such sites should
be made available for redevelopment in the same manner as the privately-
owned properties.

Responsibility

The Partnership should direct the redevelopment initiatives. Official
representatives of the City who are not members of or involved in the formal
partnership should give assistance. Analysis of City-owned sites should be
conducted by the Department of Administration-Budget Office, with
assistance from DPW and DCD as needed. All other property owners should
be involved.

Timing: 2
Funding and Technical Resources:

See #3 for funding sources for environmental remediation and redevelopment.
Other funds for land acquisition, building construction, expansion, and
rehabilitation, equipment, business start-ups, etc., include: lending institutions;
MEDC’s Second Mortgage Financing, Target Loan Program, 504 Debenture
Program, Disadvantaged, Minority and Women-Owned Business Program,
Partnership Loan Program and Capital Access Program; DCD’s Tax Exempt
Bond Financing and Job Opportunity Bond Fund; DOC’s Industrial Revenue
Bonds and Major Economic Development Project Program; the SBA 7A Loan
Guarantee; Rehabilitation Tax Credits, the Wisconsin Women’s Business
Initiative’s Revolving and Micro Loan and Venture Fund; and foundations.
9



6. Land uses that degrade the environment or impede redevelopment should
be eliminated

Some existing land uses in the Valley are sources of contamination, potential
hazards to safety and health, and eyesores. Because of their negative impact on
the appearance, visual image and environment of the Valley, they also represent
a severe disincentive to new investment. These uses include sand, gravel and salt
piles; the remains of partially demolished structures; obsolete vacant buildings;
and an older rendering plant generating noxious odors.

Industrial operations that underutilize sites are also an impediment to future
redevelopment. In particular, two cement terminals in Priority Area D are
situated on sites suitable for more intensive uses that could generate more jobs
and taxes and have minimal environmental impact.

Recommended Actions

e The Partmership should work with property owners and wusers to
expeditiously achieve the following:

a) Relocation outside the Valley of Morton Salt and Lake Shore Sand and
the City’s asphalt plant on Canal Street.

b) Removal of the gravel pile and auto pound on site M-3 and Milwaukee
Tallow on site M-15.

¢) Removal of remaining above ground structures on the Car Shops site

d) Demolition of the Balco buildings and remaining structures on former
Tews cement plant site

e) Evaluate the relocation of St. Mary/Blue Circle and Lonestar cement
operations from the Valley and the demolition of their buildings in
Priority Area D. The City has no present intent to acquire their
properties.

e These actions should be undertaken as joint public/private initiatives through
The Partnership. If The Partnership cannot achieve the above through its
own initiatives and actions, the City should be prepared to consider
employing its enforcement and acquisition powers as needed.

Responsibility

The Partnership, and businesses/ property owners. Additional assistance may be

needed in the long-term from the City of Milwaukee.

Timing: 3

Funding and Technical Resources:
10
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TIF, CDBG

7. Roadway reconstruction projects to support redevelopment in the Valley
should be undertaken.

The lack of direct access to Priority Area D via a major arterial street is an
obstacle to redevelopment. Improved access is essential if this area is to achieve
its full potential as a location for such high quality uses as offices and
showrooms per the Land Use Plan.

Similarly, the improvement of Canal Street is critical to the promotion of new
development in Priority Area C. The presence of an active rail spur within the
roadway is a serious hindrance to vehicular circulation within the area. On a
long-term basis, the extension of Canal Street into Priority Area A will probably
be necessary to support the full redevelopment of the former Car Shops site.

Recommended Actions

e The proposed reconstruction of the 6th Street viaduct to create a grade level
intersection with Canal Street should be carried out.

e The Canal Street rail spur should be relocated and the roadway reconstructed
in accordance with the recommendations of the West Canal Concept Study.

e When and as needed, access to the east side of Priority Area A should be
provided through the extension of Canal Street or a similar roadway.

Responsibility:
DPW, DOT

Timing: 2 for the Sixth Street viaduct; 3 for the Canal Street reconstruction; the
timing for the third recommended action would be when needed and approved.

Funding and Technical Resources:
TIF; ISTEA and TEA

8. The appearance of the Menomonee Valley should be enhanced through
the creation of green space and other visual amenities.

Making the Valley a more attractive place to work and to visit will be of
general benefit to the citizens of Milwaukee and facilitate the attraction of
new investment to the area and serve the needs of adjacent neighborhoods.

Recommended Actions

o Landowners in the Valley should take steps to bring about the “greening” of
vacant sites and the screening of storage yards and outdoor work areas with
plantings and landscaping. Storage yards should be placed in structures, fully
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enclosed and under roof. Surface parking is not appropriate along river banks
and should be prohibited.

e All necessary actions should be taken to continue the extension and
development of the Henry Aaron Trail through the Valley.

e Riverfront amenities including trails, a plaza and a park should be developed
as indicated in the Land Use Plan.

e Appearance and safety improvements should be made along the principal
streets in the Valley, including lighting, sidewalks and parkways.

e The principal entrances to the Valley should be designated as gateways and
embellished with special signage and other appropriate features.

e Maintaining and enhancing visual amenities, including public art, and
recreational amenities, including consideration of the needs of the adjacent
neighborhoods for recreational space, should be an ongoing effort.

e Construction of additional wetlands for storm water and flood control, water
quality improvement, and open space should be considered where
appropriate.

Responsibility

The Partnership as well as DPW, DCD, MEDC, RACM, DNR, NPS and
property owners.

Timing: 2
Funding and Technical Resources:

TIF; ISTEA; DNR Stewardship Program; NPS Rivers, Trails and Conservation
Assistance; and Rails to Trails.
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The Marketing Plan

A marketing plan is an integral component of a successful economic development.
strategy. Retaining existing industry and recruiting new firms into an area is a
competitive and challenging task. A successful marketing program and economic
development initiative gets and keeps the name of the region or community in front
of location decision makers and the consultants who advise them.

In Milwaukee, like many mature urban metropolitan areas, 75 to 80 percent of
growth is internally generated. Therefore, a proactive effort should be launched
which markets all of the industrial areas of the City of Milwaukee, including the
Menomonee Valley, with primary focus on the Southeast Wisconsin Region.

This marketing strategy outlined for the Menomonee Valley will help the City of
Milwaukee, DCD, The Partnership, and other stakeholders retain existing businesses
and attract new companies to the Menomonee Valley and the City of Milwaukee,
thereby creating economic growth, increased tax revenues and jobs.
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Section 1. The Menomonee Valley Study

Purpose of the Study

The City of Milwaukee Department of City Development (DCD) retained
the Consulting Team to complete a market study, transportation and land
use plan for the Menomonee Valley. The purpose for undertaking the
study is to update the City’s Master Plan. Co-sponsors of this study were
the Milwaukee Metropolitan Sewerage District and the Menomonee
Valley Business Association.

The study, as commissioned, has four major objectives:

1. To determine what the market is for the vacant and underutilized land
in the Study Area;

2. To enhance the tax base growth and job creation potential for the City;

3. To determine what land assembly, infrastructure, environmental and
aesthetics improvements and environmental remediation are needed
to support the land uses recommended; and

4. To develop a strategy for implementing the proposed land uses and
infrastructure improvements.

This document, A Market Study, Engineering and Land Use Plan for the
Menomonee Valley, presents the findings of the study process and the
recommendations for the Menomonee Valley. It will be formally
submitted for adoption as a part of the City’s Comprehensive Plan Series.

Location

The Menomonee Valley (the Valley) is primarily an industrial area,
located west of Downtown Milwaukee and the Historic Third Ward, an
area that is being rejuvenated with retail, entertainment, restaurant and
other commercial and wholesale trade uses. Its general boundaries are the
East-West Freeway on the north, Milwaukee River on the east, Bruce
Street and the Soo Line Railroad tracks on the south, and U.S. 41 on the
west. The Menomonee River flows through the Menomonee Valley.

For the purposes of this study, a greater Menomonee Valley Study Area
was identified and defined by DCD and analyzed by the Consulting
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Team. Its boundaries are Wisconsin Avenue on the north, the Milwaukee
River on the east, National Avenue on the south and Hawley Road on the
west. The greater Study Area includes Marquette University, Mitchell
Park, the Milwaukee Brewer’s stadium, the Veteran’s Administration
Medical Center as well as portions of the residential neighborhoods
bordering the Valley to the north and south.

Interstates 94 and 43, U.S. Highway 41 as well as Interstate 894
(approximately three miles to the west) provide very good regional
accessibility to the Menomonee Valley. St. Paul, 6th, 11th, 13th, 16th and 25th
Streets provide local access to the Valley. Several active Canadian Pacific
(CP) railroad tracks run through the Menomonee Valley, connecting
Milwaukee to Minneapolis, Chicago and beyond. A number of the Valley
businesses use rail spurs to receive raw materials and ship finished goods.
Some transport goods via the Menomonee River and South Menomonee
Canal.

History of the Menomonee Valley

The Menomonee Valley has an industrial history dating back to the mid-
1800s. In the 1870s, the Milwaukee Road Rail Road purchased the entire
western area of the Menomonee Valley for the site of repair and
maintenance shops. The area of the shops continually expanded and the
influence of the railroad grew through 1945 when the last major
improvement to the yards ($4.3 million project) was undertaken. The
Menomonee Valley Shops played a significant role in the growth of the
Milwaukee Road from a 2,500 mile regional line to a 10,000 mile national
line extending to the Pacific Northwest.

The eastern portion of the Valley also has had an industrial heritage. It
was the connection between cargo arriving by way of Lake Michigan or
the emerging railroad system of Southern Wisconsin and the local street
and highway system of the growing City of Milwaukee. Due to its
strategic location, the Valley became home to labor intensive heavy
industry, such as stockyards, tanneries, grain elevators, slaughter houses,
meat packers, cement plants and foundries. As changes occurred in the
structure of these industries and they relocated from the Valley, they were
replaced by coal yards, junk yards, low labor intensive and high polluting
bulk storage uses.
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Within 40 years, the Menomonee Valley evolved from a major
transportation and industrial center, employing over 50,000 (1920s) to a
largely polluted former industrial area with obsolete buildings located in
the heart of the City of Milwaukee (1960s).

The City undertook an extensive urban renewal program in the 1970s and
1980s, and acquired acres of blighted land. Many of the junkyards and
coal yards were eliminated, and street and highway improvements were
made to upgrade the important connections between the Valley, the City’s
street grid and the Interstate highway system. Unfortunately, in 1977, the
Chicago, Milwaukee, St. Paul and Pacific Railroad went into bankruptcy,
and then into receivership. It phased out its operations in the Valley and
left hundred of acres of vacant and polluted land.

The Menomonee Valley has a number of environmental problems. The
Menomonee River has been identified as a polluted river. However,
based upon the interviews undertaken for this study, its problems are not
as severe as many believe. Soil contamination exists throughout the
Valley, and the soil is generally filled material. In addition, much of the
land adjacent to the river is in a floodplain or floodway, causing an
unstable base for building foundations. Dust problems have abated
because of past actions by the City, but odors from some heavy industry
still remain.

Due to concern about the condition in the Menomonee Valley, the City
adopted A Plan for the Menomonee Valley in 1990. Its sections discuss
existing conditions, circulation, environmental quality, visual image and
development patterns. Part of the Plan has been updated since its
adoption.

The City hired the Consulting Team for the current planning effort
following the commitment to the Valley in 1996 when a decision was
made to construct a new baseball stadium near the Milwaukee Brewer’s
existing stadium. In the same year, the Wisconsin Natural Resources
Board approved the designation of the Henry Aaron State Greenway
Corridor along the Menomonee River. It will result in a trail system that
traverses the Valley. Both of these projects will impact future development
in the Valley, and are of importance in this market, transportation and
land use plan.
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The Study Process

This study has involved significant input and participation on the part of
City officials and staff, the Menomonee Valley Business Association
(MVBA), the Milwaukee Metropolitan Sewerage District, businesses in the
Menomonee Valley and others in Milwaukee. The major tasks undertaken
to complete the Market Study, Engineering and Land Use Plan for the
Menomonee Valley are briefly described below.

o Public Outreach and Stakeholder Participation, which included two
Issues Workshops, Key Person Interviews and a survey of the
businesses in the Menomonee Valley. These are summarized at the
end of this section with full responses in the Appendix of this report.

* Economic Evaluation, which analyzed the demographic and economic
conditions and trends affecting the Menomonee Valley, including
population, households, income, and employment.

* Market Assessment, which assessed the future redevelopment
potentials for industrial, retail, office, and park and recreation uses in
the Menomonee Valley Study Area.

e Land Use Analysis, which evaluated existing conditions, future
potentials and key issues and concerns regarding land use and
development in the Menomonee Valley.

e Engineering Analysis, which evaluated existing conditions and future
improvement projects related to access, circulation and environmental
conditions in the Menomonee Valley.

e Implementation Strategy, which identifies an implementation
strategy (with potential funding and technical assistance resources)
for undertaking the recommended market, engineering and land use
projects and actions, and includes a marketing plan.

Stakeholder Participation

* Menomonee Valley Issues Workshop

In order to obtain a first-hand understanding of the opportunities and
constraints of the Menomonee Valley, workshops were held on March 19
and April 24, 1997. Participants in the March 19 workshop included
representatives of the City’s Department of City Development (DCD)
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and the Menomonee Valley Business Association. Participants in the
April 24 workshop were representatives of DCD, business owners, and
civic groups located in the Menomonee Valley, and representatives of the
business associations from the neighborhoods adjacent to the Valley.

Workshop participants were asked questions about the Menomonee
Valley’s assets and advantages as well as its limitations and constraints.
Its major assets include central location in the city and region, proximity
to downtown and major highways, available land, land reuse potential,
industrial focus, and proximity to the workforce. Major limitations and
constraints were environmental issues, access, its internal transportation
network, road maintenance, image and appearance.

Workshop participants were also asked to identify three specific projects
and improvements each would like to be made in the Menomonee Valley.
Infrastructure improvements were mentioned the most. The Henry Aaron
State Park Trail and the proposed Canal Street Extension were also cited
as important.

The participants’ full responses are included in a Master Appendix for this
study, which is in the possession of the Department of City Development,
the Milwaukee Metropolitan Sewerage District and the Menomonee
Valley Business Association.

e Key Person Interviews

Personal confidential interviews were conducted with 35 individuals to
discuss existing conditions and future potentials within the Menomonee
Valley Study Area. Persons interviewed (listed in the Master Appendix)
included public officials; business owners in the Menomonee Valley; real
estate brokers; representatives of the Milwaukee Metropolitan Sewerage
District, Wisconsin Department of Natural Resources, Marquette
University, the Southeast Wisconsin Baseball District, and the Milwaukee
Brewers; and representatives of community-based organizations and
business associations located in the neighborhoods surrounding the
Menomonee Valley.

The majority of the interviews were conducted by the consultant in April
and May, 1997. Each interview lasted approximately 30 to 45 minutes.
Each person was asked a series of questions regarding the Menomonee
Valley.
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The interviews indicated: 1) a number of assets and advantages which
should be built upon and preserved in the future in the Menomonee
Valley; 2) several locally perceived problems and issues which should be
addressed; and 3) the types of projects, actions and improvements
respondents would like to see made in the Valley.

Many of the responses were similar to those identified during the Issues
Workshops. However, the confidential nature and length of each
interview allowed for more in-depth discussion of the responses, ideas
and perceptions of the interviewees.

A summary of the Key Person Interview responses is in the Master
Appendix.

e Menomonee Valley Business Survey

In Spring, 1997, the Consulting Team conducted a survey of the
businesses located in the Menomonee Valley. The purpose of the survey
was to obtain an understanding of the types of businesses located in the
Menomonee Valley and their thoughts and perceptions about the
strengths and weaknesses of the Menomonee Valley, and its current and
future market appeal.

Over 100 surveys were mailed to business owners; 25 responded to the
survey, for a good response rate. Respondents included twelve
manufacturers, seven distributors, one manufacturer/distributor, two
contractors, and three others. Although not a scientific survey, the
instrument provided the Consulting Team with specific information about
the Valley businesses, and supplemented our understanding of the
Menomonee Valley obtained through the workshops and key person
interviews. The surveys were supplemented by 10 confidential interviews
with the owners or representatives of small, medium and large companies
in the Menomonee Valley.

In summary, there are many well-established businesses in the Valley —
some have had operations in the Valley for over 100 years while others
have been in the Valley for a little more than 10 years. The overwhelming
majority reports their business is growing or stable. Over one-half have
expanded their facilities and 80 percent indicate improvements are
planned for the next five years. Business owners identified concerns about
the growing labor shortage, the education levels of existing employees
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and the greater labor force, and crime.

Nearly all of the business owners interviewed indicated the Menomonee
Valley should remain an industrial area. They are concerned about: 1) the
mixing of uses in the Valley; 2) the appropriateness of development of
recreational uses at the expense of industry; and 3) security and
transportation access if recreational and other non-industrial types of uses
are developed.

The responses to the Business Owner Surveys and confidential interviews
are in the Master Appendix to this report, which is in the possession of
DCD, the Milwaukee Metropolitan Sewerage District and the Menomonee
Valley Business Association.



Section II. Economic Conditions

An understanding of the economic and demographic conditions affecting
the Menomonee Valley, the City of Milwaukee and the four-county
Milwaukee region (Milwaukee, Ozaukee, Washington, and Waukesha
Counties), how they have changed in recent years and how they are
projected to grow and change in future years is a prerequisite to an
analysis of the economic development environment and the
redevelopment potentials in the Menomonee Valley. This section utilizes
data from Federal, State, and local government and private sources to
develop an overview of population, income and employment in the
Menomonee Valley and the Menomonee Valley Study Area, the City of
Milwaukee, and the Milwaukee region.

As a basis for reviewing this study, it is important to understand the
difficulty in obtaining consistent population and other demographic
estimates and projections for 1996 and beyond from local, State and Federal
sources. According to the Census Bureau’s, Current Population Reports, the
City of Milwaukee’s population was 617,044 in 1994 while the four-county
Milwaukee region had a population of 1,457,655 in 1996. Population and
other demographic projections for the City and the counties composing the
region are not available from the Census.

The Southeast Wisconsin Regional Planning Commission (SEWRPC)
projects population, households and employment for the year 2010 in its
official Adopted Land Use Plan and for the year 2020 in its updated
Recommended Land Use Plan. The review of the latter document was
recently completed. Other demographic projections, such as race, age and
income, are not available from SEWRPC. Therefore, for comparative
purposes in this study, the projections provided by a national data provider,
Claritas/Urban Decision Systems, Inc., are used.
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The Menomonee Valley Study Area

For the purposes of the current study, the boundaries of the Menomonee
Valley Study Area are Wisconsin Avenue on the north, the Milwaukee
River on the east, National Avenue on the south and Hawley Road on the
west. The Menomonee Valley Study Area is defined as the Census Tracts
which are inclusive of these aforementioned boundaries. That is, Census
Tracts 125, 131, 132 (the Menomonee Valley), 133, 134, 149, 150, 151, 152,
155, 156, 157, 158, 159, and 160. See Figure 1.

The Menomonee Valley Study Area is located west of Downtown
Milwaukee and the Historic Third Ward, an area that is being rejuvenated
with retail, entertainment, restaurant and other commercial and wholesale
trade uses. The Menomonee River flows through the Menomonee Valley.
Interstates 94 and 43, US. Highway 41 as well as Interstate 894
(approximately three miles to the west) provide very good regional
accessibility to the Menomonee Valley. St. Paul, 6th, 13th, 16th, and 25th
Streets provide local access to the Valley.

The Study Area is an area of diversity. It includes heavy manufacturing
uses in the heart of the Menomonee Valley; Marquette University northwest
of the I- 94/43 intersection (the Marquette Interchange); and the Milwaukee
Brewer’s Baseball Stadium at the west end of the Valley.

There also is demographic and economic diversity. The residential
neighborhoods in the Study Area have large growing non-White
populations. The neighborhoods north of the Menomonee Valley have a
large number of Afro-American residents and those defined by the U.S.
Census as persons of other races, e.g., Asians, Native Americans, Pacific
Islanders and others. The neighborhoods south of the Valley have
significant Hispanic populations and growing numbers of Asian, Pacific
Islander and residents of other races, as defined by the U.S. Census.

The median household income level in the Study Area ranges from low to
middle income. Unemployment is high, despite the residents’ proximity to
jobs in the downtown and the Menomonee Valley.
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Menomonee Valley Study Area

1990 Milwaukee County Census Tracts

Study Area

Census Tract 132 is the Menomonee Valley
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Downtown Milwaukee
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Projected Population and Employment Growth in the
Milwaukee Region

As a basis for reviewing this study for the Menomonee Valley, it is
important to recognize and understand population and employment
growth in the four-county Milwaukee region. Over the past 20+ years,
decentralization of population and economic activity in the region has
occurred. Based on SEWRPC’s 2020 Recommended Land Use Plan, this trend
is projected to continue. SEWRPC projects that population in the four-
county region will reach 1,627,700 in 2020. Of this projected total, 40
percent of residents are forecasted to live in the City of Milwaukee; 63
percent should live in Milwaukee County (including the city). This
compares to a regional population of 1,432,149 (Census) in 1990 with 44
percent of the population residing in the City of Milwaukee and 67 percent
in Milwaukee County (including the city).

While there is projected to be a continued movement of residents from the
City of Milwaukee and Milwaukee County, the City, after years of decline,
is projected to experience a population gain. SEWRPC projects the City of
Milwaukee’s population should increase to 646,200, a gain of nearly three
percent over 1990’s 628,088. (Note: SEWRPC'’s 2015 Adopted Land Use Plan
projected the City of Milwaukee’s population would continue to decline
and reach 585,800 in 2010, a decrease of nearly seven percent from 1990.)
This significant population projection change reflects what has been
reported by local sources interviewed for this study. That is, the City of
Milwaukee is retaining more of its existing residents and benefiting from
the in-migration of new residents.

SEWRPC projects similar patterns of economic and employment growth. In
its 2020 Recommended Land Use Plan, employment in the four-county region
is projected to reach 1,037,400, a gain of nearly 17 percent from 1990. Of this
projected total, 39 percent of jobs, or 408,800, are projected to be found in
the City of Milwaukee while 64 percent will be located in Milwaukee
County (including the City of Milwaukee). In comparison, in 1990, 361,300
jobs, or 41 percent of the four-county region’s total were located in the City
of Milwaukee and 69 percent were in Milwaukee County (including the
city). However, the City is retaining a greater share of its jobs than
Milwaukee County, only losing two percent of its jobs compared to the
County’s five percent. Moreover, the number of jobs in the City is projected
to increase by more than 13 percent between 1990 and 2020. This growth
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trend illustrates the increasing attractiveness and importance of the City of
Milwaukee as a place to work and “do business.”

Please note that these recent unadopted population and employment
projections by SEWRPC are not reflected in the following narrative. As
described in the Introduction, the source of the demographic projections is
Claritas/Urban Decision Systems, Inc., a national data provider. The basis
of the projections is the 1990 Census.

Population and Employment in the Study Area
Population

The Menomonee Valley Study Area experienced an increase in population
between 1980 and 1990, after losing population in the 10 year period
between 1970 and 1980. The 1990 population in the Study Area totaled
29,733. The Study Area’s population rose to an estimated 29,794 in 1996. It
is projected to decline by less than 0.5 percent to 29,668 in 2001.

The City of Milwaukee’s population has declined since 1970. Population in
the City fell from 636,210 in 1980 to 628,088 in 1990. The Milwaukee region
gained population between 1980 and 1990, after experiencing a decrease in
population between 1970 and 1980. The region is projected to continue to
grow through 2001 when it should reach 1,476,768.

Population Trends are illustrated in Table 1 on the following page.
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Table 4
POPULATION TRENDS AND PROJECTIONS, 1970 -2001

Estimate Projection

Area 1970 1980 1990 1996 2001
Menomonee Valley Study Area [1] 34,203 28,172 29,733 20,794 29,668
City of Milwaukee 717,099 636,210 628,088 601,500 575,895
Milwaukee Region [2] 1,403,688 1,397,143 1,432,149 1,462,015 1,476,768

Percentage Change

Area 1970-80  1980-90 1990-2001
Menomonee Valley Study Area [1] -17.6% 5.5% -0.2%
City of Milwaukee -11.3% -1.3% -8.3%
Milwaukee Region [2] -0.5% 2.5% 3.1%

[1] The Menomoneee Valley Study Area is composed of Census Tracts 125, 131, 132, 133,
134, 149, 150, 151, 152, 155, 156, 157, 158, 158, and 160.
[2] The Milwaukee Region is composed of Milwaukee, Ozaukee, Washington and Waukesha Counties.

Source: 1970, 1980 and 1990 data from U.S. Bureau of the Census; 1996 estimate and
2001 projection from Claritas/Urban Decision Systems, Inc.



Households

National trends show household formation increasing at a rate that exceeds
population growth or declining at a rate that is less than the decrease in
population. This is largely the result of the rising number of single person
households, longer life expectancies, single parent households and the rate
of divorce. A by-product of these trends is smaller household size. The City
of Milwaukee and the region conformed to these trends; however, the
Study Area did not. This was largely due to its racial and ethnic diversity
and the tendency of Hispanics, Afro-Americans and those of other races to
have large families.

Study Area households totaled 10,628 in 1990. This was a gain of nearly
two percent over 1980, but less than the 5.5 percent increase in population
experienced during this same ten year period. The number of households in
the Study Area is projected to grow to 11,267 in 2001, an increase of 6.0
percent which exceeds the 0.2 percent projected population decline.

In the City of Milwaukee, households decreased by less than one percent
between 1980 and 1990, falling from 241,817 to 240,540. During the same
ten year period, population declined by 1.3 percent. In contrast, the number
of households in the four-county region has been increasing since 1970 and
should continue to do the same through 2001. Households in the region
totaled 537,722 in 1990 and should rise to 568,862 in 2001.

Following national trends, population per household in the City and the
Milwaukee region has consistently grown smaller, a trend anticipated to
continue. In contrast, population per household in the Study Area has
fluctuated between 1970 and 1990, falling from 2.63 in 1970 to 2.39 in 1980,
and rising to 2.54 in 1990. Study Area household size is projected to decline
to 247 in 2001. In 1990, population per household in the Census Tracts
comprising the Study Area ranged from a low of 1.30 in one of the Census
Tracts that includes the Marquette University campus to a high of 3.47 in a
Census Tract with a large Hispanic population.

Household trends are illustrated in Table 2 on the following page.
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Table 2
HOUSEHOLD TRENDS AND PROJECTIONS, 1970 - 2001

Estimate Projection
Area 1970 1980 1990 1996 2001
Menomonee Valley Study Area [1] 11,469 10,442 10,628 11,122 11,267
City of Milwaukee 236,981 241,817 240,540 236,192 227,296
Milwaukee Region [2] 432,678 500,684 537,722 561,793 568,862

Percentage Change
Area 1970-80 1980-90 1990-2001
Menomonee Valley Study Area [1] -9.0% 1.8% 6.0%
City of Milwaukee 2.0% -0.5% -5.5%
Milwaukee Region [2] 15.7% 7.4% 5.8%
Population per Household

Estimate Projection
Area 1970 1980 1990 1996 2001
Menomonee Valley Study Area [1] 2.63 2.39 2.54 2.48 2.47
City of Milwaukee 2.96 2.56 2.58 248 2.47
Milwaukee Region [2] 3.17 2.73 2.60 2.55 2.54

[1] The Menomoneee Valley Study Area is composed of Census Tracts 125, 131, 132, 133,
134, 149, 150, 151, 152, 155, 156, 157, 158, 159, and 160.
[2] The Milwaukee Region is composed of Milwaukee, Ozaukee, Washington and Waukesha

Counties.

Source: 1970, 1980 and 1990 data from U.S. Bureau of the Census; 1996 estimate and

2001 projection from Claritas/Urban Decision Systems, Inc.
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Age Distribution

As in other areas in the country, residents in the City of Milwaukee and the
Milwaukee region are getting "older" and median ages are rising. However,
for Study Area residents, the age trend is different. Between 1970 and 1990,
Study Area residents grew “younger” and median ages fell. Between 1990
and 2001, trends are projected to reverse. Residents should grow “older”
and median age should rise, similar to the City and four-county region.
Median age in the Study Area should be considerably “younger” than in the
City and region in 2001. (See Table 3)

In 1990, median age was 27.3 years in the Menomonee Valley Study Area,
compared to 30.3 years in the City and 32.7 years in the Milwaukee region.
The Study Area had a larger share of children 17 years and under, and a
smaller share of elderly residents 65 years and older. The median ages in the
Census Tracts composing the Study Area ranged from a low of 20.0 years in
one of the Census Tracts which includes the Marquette University campus
to a high of 61.6 years in the Census Tract in which the Veterans
Administration Medical Center is located.

By 2001, the median age of Study Area residents is projected to rise to 29.3
years. For the City and region, median age will increase to 32.7 years and
35.8 years, respectively. In 2001, the Study Area will still have a higher
percentage of children 17 years and under and a smaller percentage of
elderly residents than does the City of Milwaukee or the Milwaukee region.



Table 3
POPULATION BY AGE, 1970-2001

Estimate Projection

Menomonee Valley Study Area [1] 1970 1980 1990 1996 2001
0to 13 Years 21.8% 18.7% 22.9% 23.6% 22.9%
14 - 24 Years 23.5% 26.2% 23.0% 21.1% 21.5%
25 - 44 Years 19.7% 23.7% 29.5% 28.8% 26.6%
45 - 64 Years 21.4% 18.7% 14.0% 15.5% 17.5%
65 Years and Over 13.7% 12.7% 10.4% 11.1% 11.3%
Median Age 29.5 28.0 27.3 28.6 29.3
City of Milwaukee 1970 1980 1990 1996 2001
0to 13 Years 27.5% 22.1% 23.6% 22.7% 22.0%
14 - 24 Years 18.1% 20.2% 16.0% 16.1% 16.8%
25 - 44 Years 22.5% 26.3% 32.4% 31.3% 29.1%
45 - 64 Years 20.9% 18.9% 15.6% 17.0% 19.2%
65 Years and Over 11.0% 12.5% 12.4% 12.8% 12.9%
Median Age 29.0 28.7 30.3 31.7 32.7
Milwaukee Region [2) 1970 1980 1990 1996 2001
0to 13 Years 29.5% 22.6% 22.3% 21.2% 20.6%
14 - 24 Years 16.7% 18.9% 14.1% 14.4% 14.8%
25 - 44 Years 23.7% 27.5% 32.8% 31.8% 29.6%
45 - 64 Years 20.5% 20.0% 18.4% 20.0% 22.7%
65 Years and Over 9.6% 1.1% 12.5% 12.6% 12.4%
Median Age 27.7 29.8 32.7 344 35.8

[1] The Menomonee Valley Study Area is composed of Census Tracts 125, 131, 132, 133,

134, 149, 150, 151, 152, 155, 156, 157, 158, 159, and 160.
[2] The Milwaukee Region is composed of Milwaukee, Ozaukee, Washington and Waukesha Counties.

Source: 1970, 1980 and 1990 data from U.S. Bureau of the Census; 1996 estimate and
2001 projection from Claritas/Urban Decision Systems, Inc.
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RaciallEthnic Composition

In many areas throughout the country, the racial and ethnic composition of
cities is more diverse than the overall racial and ethnic composition of the
regions in which they are located. This is true of the City of Milwaukee and
the Menomonee Valley Study Area.

In 1970, the Study Area’s racial composition was 95.2 percent White, 2.6
percent Afro-American, and 2.1 percent persons of other races, e.g., Asian,
Pacific Islander and Native American. By 1990, its composition had changed
to 63.2 percent White, 11.3 percent Afro-American, and 25.5 percent persons
of other races. Claritas/Urban Decision Systems projects the Study Area’s
racial profile should be 59.3 percent White, 15.2 percent Afro American and
25.6 percent persons of other races in 2001. (See Table 4)

The 1970 racial profile of the City was 84.4 percent White, 14.7 percent Afro-
American and less than 1.0 percent persons of other races. By 1990, the City
had become 63.4 percent White, 30.5 percent Afro-American and 6.1 percent
persons of other races. It is projected the City’s racial composition should be
60.0 percent White, 32.8 percent Afro-American, and 7.3 percent persons of
other races in 2001. In comparison, the region’s racial profile was 91.8
percent White, 7.6 percent Afro American and 0.6 percent persons of other
races in 1970, changing to 82.6 percent White, 13.8 percent Afro-American
and 3.6 percent persons of other races in 1990. In 2001, the region’s racial
composition is projected to be 80.4 percent White, 15.1 percent Afro-
American and 4.4 percent persons of other races.

Although Hispanic is not a race, the Census Bureau does single out and
count this growing population. Proportionately, the Menomonee Valley
Study Area has had, and should continue to have, a significantly larger
Hispanic population than Milwaukee and the region. In 1990, 26.1 percent
of the Study Area’s population was Hispanic, compared to 6.3 percent in the
City and only 3.6 percent in the region. The 2001 projections for Hispanic
residents are 32.2 percent, 10.1 percent, and 5.5 percent, respectively, in the
Study Area, City and region.
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Table 4
POPULATION BY RACE & ETHNICITY, 1970-2001

Estimate  Projection
Menomonee Valley Study Area [1] 1970 1980 1990 1996 2001
White 95.2%  80.0%  63.2% 61.2% 59.3%
Black 2.6% 57% 11.3% 13.3% 15.2%
Other 2.1% 14.3% 25.5% 25.5% 25.6%
Hispanic 11.3% 20.4% 26.1% 29.6% 32.2%
City of Milwaukee 1970 1980 1990 1996 2001
White 84.4% 73.3% 63.4% 61.8% 60.0%
Black 14.7% 23.1% 30.5% 31.4% 32.8%
Other 0.9% 3.6% 6.1% 6.8% 7.3%
Hispanic 2.2% 4.1% 6.3% 8.3% 10.1%
Milwaukee Region [2] 1970 1980 1990 1996 2001
White 91.8% 87.0% 82.6% 81.5% 80.4%
Black 7.6% 10.8% 13.8% 14.4% 15.1%
Other 0.6% 2.2% 3.6% 4.0% 4.4%
Hispanic 1.6% 2.5% 3.6% 4.6% 5.5%

{1] The Menomonee Valiey Study Area is composed of Census Tracts 125, 131, 132, 133,

134, 149, 150, 151, 152, 155, 156, 157, 158, 159, and 160.
[2] The Milwaukee Region is composed of Milwaukee, Ozaukee, Washington and Waukesha Counties.

Source: 1970, 1980 and 1990 data from U.S. Bureau of the Census; 1996 estimate and

2001 projection from Claritas/Urban Decision Systemns, Inc.
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In 1990, within the Census Tracts composing the Study Area, the Tracts
containing the residential areas to the north of the Menomonee Valley
(north of Interstate 94) had the highest share of Afro-American residents,
while the Census Tracts to the south of the Menomonee Valley had the
highest percentage of Hispanic residents.

Educational Attainment

As can be seen in Table 5, in 1980 the Menomonee Valley Study Area lagged
behind the City of Milwaukee and Milwaukee region in the percentage of
adults who had graduated from high school and college. In 1980, high
school graduates comprised 31.8 percent of the adult population in the
Study Area compared to 63.6 percent in the City and 71.7 percent in the
region. College graduates composed 10.4 percent of the adults versus 12.3
percent in Milwaukee and 17.1 percent in the four-county region.

In 1990, the Study Area still lagged behind the City and region in its share
of high school graduates, but not by as much. Nearly 60 percent of the
Study Area’s adult population had graduated from high school compared
to 71.5 percent in the City of Milwaukee and 79.7 percent in the region.
Over 11.5 percent in the Study Area had college diplomas compared to 14.8
percent in the City and 21.3 percent in the region. Education is a critical
issue as the Menomonee Valley employers report the education levels of
many of their employees are inadequate.

Trends in educational achievement in 1980 and 1990 are illustrated in Table
5 on the following page.
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Imcome

In many metropolitan areas throughout the country, central cities and some
of their neighborhoods often have median household income levels that are
lower than those for the regions in which they are located. This is true of
Milwaukee, as the median household income of the Study Area is less than
the median household income for both the City and the region. Between
1990 and 2001, the disparity between income levels in the Study Area and
the City and region should lessen.

In 1970, the median household income in the Menomonee Valley Study
Area was $6,649, 65 percent of the City’s median household income and 59
percent of the region’s. The 1990 Study Area median household income of
$15,685 was 66 percent of the City’s median household income of $23,627
and 49 percent of the region’s $32,316. The Study Area median household
income should rise to $24,907 in 2001, increasing to 74 percent of the City’s
median household income of $33,467 and 55 percent of the region’s income
of $45,588.

Within the Census Tracts composing the Study Area, median household
incomes in 1990 ranged from a low of $6,881 to a high of $40,893. Over 35
percent of Study Area families were below the poverty level compared to
18.5 percent of families in the City of Milwaukee and 8.9 percent in the
region.

The Census Bureau and Claritas/Urban Decision Systems, Inc. do not adjust
incomes for inflation. However, the median household incomes can be
adjusted for inflation by indexing them to the Consumer Price Index, as
reported by the Bureau of Labor Statistics (BLS). According to the BLS, the
CPIs are 38.8 in 1970, 82.4 in 1980, 130.7 in 1990 and 156.9 in 1996. The
median household incomes, adjusted for inflation to 1990, are also shown in
Table 6.

In 1970, the inflation-adjusted median household incomes were $1,974 in the
Study Area, $3,046 in the City and $3,366 in the region. The 1996 incomes,
adjusted to the 1990 CPI, are estimated to be $24,111 in the Study Area,
$32,884 in the City and $45,224 in the region. Median household incomes
are shown in Table 6.

2-15



Table 6
MEDIAN HOUSEHOLD INCOME, 1970 - 2001

Estimate Projection

Area 1970 1980 1990 1996 2001
Menomonee Valley Study Area [1] $6,649 $12,236 $15,685 $20,085 $24,907
City of Milwaukee $10,262 $16,028 $23,627 $27,393 $33,467
Milwaukee Region [2] $11,338 $20,099 $32,316 $37,672 $45,588
Percentage Change
Area 1970-80 1980-80 1990-1996  1996-2001
Menomonee Valley Study Area [1] 84.0% 28.2% 28.1% 24.0%
City of Milwaukee 56.2% 47.4% 15.9% 22.2%
Milwaukee Region [2] 77.3% 60.8% 16.6% 21.0%

Median Household Income, Indexed to 1990

Estimate  Projection

Area 1970 1980 1990 1996 2001
Menomonee Valley Study Area [1] $1,974 $7,714 $15,685 $24 111 n.a.
City of Milwaukee $3,046 $10,105 $23,627 $32,884 na.
Milwaukee Region [2] $3,366 $12,671 $32,316 $45,224 na.
1970 1980 1990 1996
Consumer Price Index 38.8 824 130.7 156.9
Percentage Change

1970-80 1980-90  1990-1996

Consumer Price Index 112.4% 58.6% 20.0%

[1] The Menomoneee Valley Study Area is composed of Census Tracts 125, 131, 132, 133,
134, 149, 150, 151, 152, 155, 156, 157, 158, 159, and 160.

[2) The Milwaukee Region is composed of Milwaukee, Ozaukee, Washington and Waukesha Counties.

Source: 1970, 1980 and 1990 data from U.S. Bureau of the Census; 1996 estimate and
2001 projection from Claritas/Urban Decision Systems, Inc.
1970, 1980, 1990 and 1996 Consumer Price Index from the U.S. Bureau of Labor Statistics.
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Labor Force

In many cities and metropolitan areas throughout the country, the
unemployment rates in older urbanized neighborhoods with racial and
ethnic diversity are high, despite low unemployment rates in the city and
for the entire region. Table 7 shows that the unemployment rate in the
Menomonee Valley Study Area has been higher than that of the City of
Milwaukee and the Milwaukee region since 1970.

The Study Area’s unemployment rate was 6.1 percent in 1970, rising to 8.2
percent in 1980 and 11.5 percent in 1990. In comparison, the City’s
unemployment rate was 4.3 percent in 1970, 6.9 percent in 1980 and 8.9
percent in 1990. The region has had the lowest unemployment rates - 3.5
percent in 1970, 5.4 percent in 1980 and 5.4 percent in 1990.

Unemployment rates vary significantly within the Census Tracts composing
the Study Area. According to the 1990 Census, unemployment rates ranged
from a low of 4.4 percent to a high of 18.2 percent in the Study Area to the
north of the Menomonee Valley. The 18.2 percent unemployment rate was
more than two times the unemployment rate in the City and over three
times the unemployment rate in the four-county region. In the Census
Tracts to the south of the Menomonee Valley, the unemployment rates
ranged from a low of 5.5 percent to a high of 22.2 percent, nearly two and
one-half times greater than the City’s unemployment rate and over four
times the region’s unemployment rate.

According to the Labor Market Information Unit of the Wisconsin
Department of Workforce Development, the 1996 unemployment rates in
the City of Milwaukee and the four-county Milwaukee region were 5.1
percent and 3.4 percent, respectively. As of the end of May, 1997, the City
had an unemployment rate of 5.2 percent while the regjon’s unemployment
rate was 3.5 percent. These low unemployment rates indicate a very “tight”
labor market, functioning at a full employment level.
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Table 8 illustrates that nearly three-quarters of the Study Area residents
with jobs worked in the City of Milwaukee. This was greater than the 67
percent of City residents who worked in the City and the 44 percent of the
region’s residents. The table also illustrates that very few residents
commute outside the region to work. In 1990, less than two percent of
Study Area and City residents worked outside the region. For the total
region, 2.8 percent commuted outside its boundaries for employment.

Table 9 shows that the majority of residents with jobs travel to work by
driving alone in a car. Not surprisingly, this means of transportation was
lowest in the Menomonee Valley Study Area, 48.1 percent, and the highest
in the Milwaukee region, 76.7 percent. Approximately 67.0 percent of City
residents drove to work alone in a car.

The Study Area had the highest percentages of residents who commuted to
work by carpool, public transportation or walking. This was 15.1 percent
by carpool, 174 percent by public transit and 154 by walking. In
comparison, 13.2 percent of City residents traveled to work by carpool, 11.0
percent used public transportation and 6.0 percent walked. In the region,
only 11.0 percent participated in a carpool, 5.2 percent used public
transportation and 4.0 percent walked.

The average travel time to work for all residents, regardless of residence,
was approximately 20 minutes.

Table 8, Place of Work, 1990, and Table 9, Travel to Work (in percent), 1990,
are on the following pages.
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Employment

Table 10 illustrates the changes that have occurred in the structure of the
Milwaukee area economy reflect some of the economic diversification that
has occurred and is occurring in the country and worldwide. In 1970,
manufacturing provided the greatest number of jobs to residents, followed
by services and retail trade. In the two decades between 1970 and 1990, the
economic profile shifted so that the service industry provided the greatest
number of jobs to residents, followed by manufacturing and retail trade.

In 1990, 37.2 percent of employed Study Area residents worked in the
service sector, exceeding the 34.3 percent of Milwaukee residents and 27.6
percent of residents in the four-county region. Manufacturing still played a
very important role in the economy, providing jobs for 22.6 percent of
Study Area residents, 22.4 percent of City residents and 23.2 percent of all
residents in the region. In comparison, manufacturing provided jobs to
only 20.5 percent of U.S. residents in 1990.

Table 11 also illustrates the structural change in the Milwaukee economy.
The table presents employment by place of business for the second quarter
of 1990 and 1996 for Milwaukee County and the four-county Milwaukee
region. Information is not available for the City of Milwaukee. The data
was compiled from reports to the Division of Unemployment Insurance by
“employers” covered by Wisconsin’s Unemployment Compensation Law.
Table 11 shows the growing dominance of the service sector, and the slowly
declining role of manufacturing. The changes in the other industrial sectors
have been minimal or none.
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Table 10

EMPLOYMENT OF RESIDENTS BY MAJOR INDUSTRY GROUP, 1970-19%0

Percentage Distribution

Area 1970 1980 1990 1970 1980 1980
Menomonee Valley Study Area [1]
Construction 414 464 3.0% 4.1%
Manufacturing 4,976 not 2,553 36.0% not 22.6%
TCPU 962 652 7.0% 5.8%
Wholesale Trade 463 available 468 3.3% available 4.1%
Retail Trade 2,037 2,028 14.7% 17.9%
FIRE 723 612 5.2% 5.4%
Services 3,895 4,216 28.2% 37.2%
Govemment 363 328 2.6% 2.9%
TOTAL 13,833 11,321 100.0% 100.0%
City of Milwaukee
Construction 10,845 7,679 10,142 3.6% 2.7% 3.7%
Manufacturing 104,451 90,307 60,991 34.8% 31.8% 22.4%
TCPU 18,481 19,047 18,711 6.2% 6.7% 6.9%
Wholesale Trade 13,018 10,096 10,846 4.3% 3.6% 4.0%
Retail Trade 49,287 46,115 48,270 16.4% 16.2% 17.7%
FIRE 15,439 16,879 19,814 51% 5.9% 7.3%
Services 74,453 82,404 93,491 24.8% 29.0% 34.3%
Govemment 14319 11,676 10,422 4.8% 4.1% 3.8%
TOTAL 300,294 284,203 272,687 100.0% 100.0% 100.0%
Milwaukee Region [2]
Construction 24,768 23,522 31,657 4.3% 3.6% 4.3%
Manufacturing 201,339 209,189 168,746 35.1% 32.0% 23.2%
TCPU 32,017 42,026 43,653 5.6% 6.4% 6.0%
Wholesale Trade 25,941 27,864 29,752 4.5% 4.3% 4.1%
Retail Trade 93,381 108,532 120,401 16.3% 16.6% 16.5%
FIRE 28,564 40,148 52,932 5.0% 6.1% 7.3%
Services 144,641 181,228 201,083 25.2% 27.7% 27.6%
Govemment 22,839 20,995 80,192 4.0% 3.2% 11.0%
TOTAL 573,490 653,504 728,416 100.0% 100.0% 100.0%

{1] The Menomonee Valley Study Area is composed of Census Tracts 125, 131, 132, 133,

134, 149, 150, 151, 152, 155, 156, 157, 158, 159, and 160.
[2] The Milwaukee Region is composed of Milwaukee, Ozaukee, Washington and Waukesha Counties.

Source: U.S. Bureau of the Census.
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Table 11

EMPLOYMENT BY PLACE OF BUSINESS BY MAJOR INDUSTRY GROUP, SECOND QTR. 1990 - 1996

Percentage Distribution
Area 1990 1996 1990 1996
Milwaukee County
Construction 14,926 12,620 2.9% 24%
Manufacturing 108,534 97,504 20.8% 18.8%
TCPU 26,553 27,619 5.1% 5.3%
Wholesale Trade 27,624 26,106 5.3% 5.0%
Retail Trade 91,760 85,507 17.6% 16.5%
FIRE 41,821 42,043 8.0% 8.1%
Services 151,508 169,036 29.1% 32.5%
Govemnment 57,885 59,268 11.1% 11.4%
TOTAL 520,611 519,703 100.0% 100.0%
Milwaukee Region
Construction 28,455 29,820 3.9% 3.7%
Manufacturing 174,335 176,505 23.6% 22.1%
TCPU 35,681 38,530 4.8% 4.8%
Wholesale Trade 44,490 47,978 6.0% 6.0%
Retail Trade 130,405 132,488 17.7% 16.6%
FIRE 51,566 56,531 7.0% 71%
Services 193,110 231,889 26.2% 29.0%
Govemment 80,062 85,306 10.8% 10.7%
TOTAL 738,104 799,047 100.0% 100.0%

TCPU is Transportation, Communications, Public Utilities

FIRE is Finance, Insurance, Real Estate

NOTE: The Milwaukee Region is composed of Milwaukee, Ozaukee, Washington and Waukesha Counties.

Source: Department of Workforce Development, Employment and Wages Covered by

Wisconsin's U.C. Law, 2nd Quarter 1990 (published April 1991) and 1996 (published March 1997).
Figures for June 1990 and June 1996 used.
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Table 12 shows employment and percentages by major industry group
(Standard Industrial Classification major divisions) for the City of
Milwaukee and the four-county Milwaukee region. Employment and
percentages for the U.S. are included for comparative purposes. As can be
seen, manufacturing provides a much greater share of total employment in
the City of Milwaukee and in the Milwaukee region than it does in the U.S. -
25.4 percent and 23.1 percent versus 16.3 percent, respectively

According to Dun & Bradstreet, the four leading employment sectors in the
City in 1997 (ranked in order of employment) are services, 36.3 percent;
manufacturing, 25.4 percent; finance/insurance/real estate (FIRE), 12.1
percent; and retail trade, 10.7 percent. In the four-county Milwaukee region,
the leading employment sectors are services, 36.0 percent; manufacturing,
23.1 percent; retail trade, 15.0 percent; and finance/ insurance/ real estate
(FIRE), 8.1 percent. Services and manufacturing at the City and regional
levels account for approximately 60.0 percent of total employment.

A comparison of the data in Table 11 from the Department of Workforce
Development and Table 12 from Dun & Bradstreet will show some
discrepancies between the two sources. Reasons for these variations include
different years of coverage, differences in classifications of businesses, and
different means of collecting and using data.

The last column in Table 12 is the ratio (City of Milwaukee/Milwaukee
region) of the percentages of total employment accounted for by each major
industry group. A ratio number greater than one indicates that the City has
proportionately more employment in this industry than does the region,
and a ratio of less than one indicates the opposite.

Table 12 shows that the City of Milwaukee has relatively more employment
than the region in each of the following industries:

(1) Manufacturing

(2) Transportation/ Communications and Public Utilities (TCPU)

(3) Finance, Insurance and Real Estate (FIRE)

(4) Services
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The industries in which the City of Milwaukee has a smaller share than the
Milwaukee region include:

(1) Agriculture, Forestry, and Fishing
(2) Mining

(3) Construction

(4) Wholesale Trade

(5) Retail Trade

(6) Government

The Wisconsin Manufacturers & Commerce (WMC) compiles a directory of
the manufacturers in Wisconsin. Table 13 presents the 50 largest
manufacturers, ranked by employment, in the City of Milwaukee from
WMC'’s 1997 Classified Directory of Wisconsin Manufacturers. The largest
manufacturers are Ameritech-Wisconsin; Hammnischfeger Industries, Inc.;
Rockwell Automation/Allen Bradley; Briggs & Stratton Corporation; and
Journal Communications, Inc.

Five of the 50 largest companies are located in the Menomonee Valley:
Emmpak Foods, Inc; The Falk Corporation; United States Leather, Inc,;
Aldrich Chemical Company, Inc., and Pfister & Vogel Tanning Co. The
presence of the five Valley industries among the 50 largest in the City of
Milwaukee illustrates the importance of the Menomonee Valley in the
City’s economy.

Unfortunately, Dun & Bradstreet does not have employment data by place
of business at the Census Tract level. However Claritas Inc. is able to
provide employment data by two digit Standard Industrial Classification
(SIC) code for the Census Tracts which are inclusive of the Menomonee
Valley Study Area. This information is derived from the database of
American Business Information, Inc. (ABI).

Table 14 shows employment and percentages by major industry group (SIC
major divisions) for the Menomonee Valley (Census Tract 132) and the
Menomonee Valley Study Area.  According to ABI, the leading
employment sectors in the Menomonee Valley (ranked in order of
employment) are manufacturing, 38.7 percent; services, 17.3 percent, and
wholesale trade, 14.8 percent.
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Table 13

Largest Manufacturers in the Menomonee Valley and City of Milwaukee

Company Employment Year Established
Ameritech-Wisconsin 6,200 1882
Hamischfeger Industries, Inc. 5,000 1884
Rockwell Autoration/Alien Bradiey 4,800 1903
Briggs & Stratton Corporation 4,000 1909
Journal Communications, Inc. 3,400 1882
Jason Incorporated 3,000 1986
Miller Brewing Company 3,000 1855
Johnson Controls,.inc. 2,500 1885
Delco Electronics Corporation 2,400 1949
Master Lock Company 1,500 1921
Grede Foundries, Inc. 1,450 1920
Emmpak Foods, Inc.* 1,400 1890
Milwaukee Joumnal Sentinel Inc. 1,388 1882
Meridian Industries, Inc. 1,300 1944
The Falk Corporation* 1,250 1892
Westem Industries, Inc. 1,200 1944
Delphi Automotive Systems 1,100 1973
Harey-Davidson, inc. 1,000 1903
Rexnord Corporation 1,000 1892
United States Leather Inc*. 1,000 1848
W. H. Brady Co. 1,000 1914
Marquette Electronics, Incorporated 950 1965
Astronautics Corp. of America 850 1959
Aldrich Chemical Company, Inc.” 820 1951
Siemens Power Corporation 800 n.a.
Strattec Security Corp. 800 1909
WICOR Inc. 800 1980
Applied Power, Inc. 600 n.a.
Milwaukee Valve Company, Inc. 600 1901
Badger Meter, Inc. 540 1905
Super Steel Products Corp. 525 1966
Weyco Group, Inc. 525 1906
Pfister & Vogel Tanning Co.” 520 1848
ABB Industrial Systems, Inc. 500 1988
Brady Ind'l Identification & Specialty Tape 500 1914
Eaton Corporation 500 1895
Grunau Company Inc. 500 1920
Pieper Electric, Inc. 500 1947
Universal Foods Corporation 500 1882
Maynard Steel Casting Company 430 1916
OMC-Milwaukee 425 1909
Wisconsin Color Press, Inc. 425 1847
Dana Corporation/Victor Products Division 420 1943
HM Graphics Inc 400 1970
Kleen Test Products 400 1944
Nordberg Inc. 400 1886
Westemn States Envelope Company 400 1908
Coca-Cola Bottling Co. of Wisconsin 375 n.a.
Rexnord Corporation 364 1892
Stainless Foundry & Engineering, Inc. 360 1946

“ Located in the Menomonee Valley

Source: 1997 Classified Directory of Wisconsin Manufacturers, Wisconsin Manufacturer's & Commerce

2-28



"OU} 'UOHRWLIO)U] SSeUISNg UBDUBWY WOl eseqelep Buisn auj 'SBjuBlD :90in0s

selyiN allqng ‘suoijesjunwiwos ‘uoepodsuer] s NdoL

"2€1 1081} snsua) sy A9|je) 99UOWOUSY ,

%0001 %0001 18821 S60'2 6612 182 (elo]
26'p %10 %50 (37 ] SE 37 6 sjusluysj|qeis] o|qejisse|D-uoN
sze %82 %06 061"} ovo IS S uewulenon
190 %Z'82 %E'LE 801'21 ¥22'l 250t 2L seoInBS
€00 %9V %5'0 992'9 ve el 8 ejejs3 |eey pue ‘soueInsu ‘edueuly
90 %9'Sl %L 8029 90s £9Y 8¢ epei] |iejoy
oee %b'9 %8'¥ 952'2 0L spl 19 opes] e|esojoym
650 %S'El %08 66.'S 695 S9 62 ndoL
oee %891 %ZL'8E e1g'L Wwi'e gel €5 Buunjoejnuepy
9z %8’ %Ly 252 £62 ote} 9l uoNoNSU0Y
s %00 %00 - - 1 - Bupuy
= %10 %0°0 2s - ] . Buysi4 pue ‘Aiselod ‘eimnouby
BalY ApNiS eaiy Apmis  [1] Aajiep ealy Apnis  [1] Aspep ealy Apmis (1] Aejiepn BWEN JIS
JAojleA AejieA 23UoWOoudN AojleA S3uowouspy Aejlea esuocwoudy
‘oney wewdojdwiz
ucw:;O_nEm jejol JO Juadlad -.._0:;0_&—:“ {8j0L SWi4 Jo Jaquini

V3UVY AGNLS AITIVA 33NOWONIW IHL ANV ATTIVA JINOWONIN
dNOHD TVIHLSNANI HOrViN A8 LNIWAOTdIN3
vielqelL

2-29



The sectors in the Menomonee Valley accounting for the most
manufacturing employment include food and kindred products; leather
and leather products; primary metals; fabricated metal products and
industrial and commercial machinery and computers. Service sectors
providing the greatest employment include amusement and recreational
services, social services, business services and membership organizations.

Table 14 also shows that the major employment sectors in the Study Area
are services, 28.2 percent; manufacturing, 16.8 percent; retail trade, 15.6
percent; finance/insurance/real estate, 14.6 percent, and transportation/
communications/public utilities, 13.5 percent. = The service sectors
providing the highest employment include health services, educational
services, social services, legal services and amusement and recreational
services. ~Manufacturing sectors with the greatest employment are
industrial and commercial machinery; computers and electric and
electronic equipment; leather, glass and leather products; and food and
kindred products.

The last column in Table 14 is the ratio (Menomonee Valley Census Tract
132/Menomonee Valley Study Area) of the percentages of total
employment accounted by each major industry group. A ratio number
greater than one indicates that the Menomonee Valley has proportionately
more employment in this industry than does the Study Area, and a ratio of
less than one indicates the opposite.

Table 14 shows that the Valley has relatively more employment than the
total Study Area in each of the following industries:

(1) Construction

(2) Manufacturing

(3) Wholesale Trade

(4) Government

The industries in which the Menomonee Valley has a smaller share than the
total Study Area include:

(1) Transportation/ Communications/ Public Utilities

(2) Retail Trade

(3) Finance/ Insurance/ Real Estate

(4) Services
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Table 15 goes one step further and presents the manufacturing employment
by sector in the Menomonee Valley (Census Tract 132) and the Menomonee
Valley Study Area. It is based on information from American Business
Information, Inc. As in prior tables, the last column is the ratio between the
percentages of employment per sector in the Menomonee Valley and the
Menomonee Valley Study Area. Again, a ratio greater than one indicates
the Valley has proportionately more employment in the industrial sector
than the Study Area, and a ratio of less than one indicates the opposite.

Table 15 shows that the Menomonee Valley has relatively more
employment than the total Study Area in each of the following:

(1) Food and Kindred Products

(2) Leather and Leather Products

(3) Stone, Clay, Glass and Concrete Products

(4) Primary Metal Industries

(5) Fabricated Metal Products

The manufacturing sectors in which the Menomonee Valley has a smaller
share than the Study Area include:

(1) Apparel and Other Fabric Products

(2) Furniture and Fixtures

(3) Paper and Allied Products

(4) Printing, Publishing and Allied Industries

(5) Chemicals and Allied Products ’

(6) Industrial and Commercial Machinery and Equipment/

Computers
(7) Electric/Electronic Equipment (excluding Computers)
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Section I11: Market Overview &
Redevelopment Potentials

This section presents an assessment of the future redevelopment potentials
for industrial, office, retail and park-related uses in the Menomonee Valley
Study Area. It begins with an overview of the relevant real estate markets
in the four-county Milwaukee metropolitan area of Milwaukee, Waukesha,
Washington and Ozaukee Counties, and highlights the real estate markets
in the City of Milwaukee. Also included is an overview of the park system
in the City of Milwaukee and Milwaukee County. This section concludes
with an overview of the existing development in the Menomonee Valley
and a market-based assessment of the Valley’s future redevelopment
potentials.

Sources of information include key person and market interviews plus
reports and publications of the City of Milwaukee Departments of City
Development and Public Works; Milwaukee Public Schools Department of
Schools and Community Services; Southeast Wisconsin Regional Planning
Commission (SEWRPC); the Wisconsin Department of Workforce
Development (DWD); the Wisconsin Department of Natural Resources
(DNR); The Polachek Company; Midwest Real Estate News (January, 1997);
Urban Land Institute (Market Profile for the Milwaukee Metropolitan Area, 1996,
Shopping Center Development Handbook and Developing Power Centers); Census
Bureau; Bureau of Labor Statistics, and Claritas/ Urban Decision Systems,
Inc.

Overview Of The Markets In The Milwaukee Region

As was noted in the Economic Conditions analysis, decentralization of
population and economic activity in the four-county Milwaukee region has
been occurring, a trend projected to continue by SEWRPC in its 2020
Recommended Land Use Plan. However, SEWRPC forecasts that the City
should benefit from a gain in population over the 1990 to 2020 period, a
significant reversal of historic trends and former population projections.
SEWRPC also forecasts that the City should retain an increasing share of its
employment base. These significant population and employment
projections reflect trends perceived by several local sources interviewed for
this Menomonee Valley study. That is, the City of Milwaukee is
increasingly becoming a more attractive place to live and “do business.”
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In 1997, as in the past several years, the economy in the Milwaukee region is
strong; unemployment rates are low. For the region as well as the City, the
retention of residents and businesses, the internal expansion of businesses,
and the attraction of new residents and businesses have combined to create
growing demand for housing, retail centers, and commercial and industrial
facilities. This demand is further bolstered by the need to replace obsolete
residential, commercial and industrial buildings, which do not meet
contemporary use and structural standards.

In response, new construction, expansion, and rehabilitation are occurring
in the City and region. This construction activity will need to continue if the
City and region are to retain their economic viability and their competitive
positions.

Industrial Market

Milwaukee is one of the leading manufacturing centers in the nation.
Milwaukee area companies produce more than $24 billion worth of
manufactured products annually. The Milwaukee area is a major producer
of industrial controls, machinery and equipment, medical equipment, and
gasoline engines, and is home to a number of printing and publishing
companies. These and other industrial sectors have all experienced growth
in this decade through internal expansion, new company formation, and the
attraction of new businesses. This growth, coupled with the demand to
replace obsolete industrial space and buildings, has resulted in a strong and
active industrial real estate market. Given the limited supply of available
space in the City and region, demand is increasing for newly constructed as
well as rehabilitated industrial space.

The 1997 Polachek Real Estate Market Survey reports that the four-county
region’s industrial supply is nearly 196.2 million square feet, compared to
187.9 million square feet in 1995. The vacancy rate is an extremely low 3.5
percent, a reduction from the already low vacancy rate of 5.2 percent posted
in 1995. Of the industrial space for sale or lease, 30 percent is in buildings of
20,000 to 49,999 square feet; 23 percent is in buildings of 50,000 to 999,000
square feet; 19 percent is in buildings over 250,000 square feet; 14 percent in
buildings between 100,000 and 249,999 square feet, and 14 percent in
buildings less than 20,000 square feet.

According to Midwest Real Estate News, approximately 500,000 square feet of
speculative space is under construction, most of which is located in
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suburban industrial parks. Given the dynamics of the marketplace, it is
likely that this space will be absorbed by continued demand.

The distribution of industrial space in the metropolitan area is shown on the
following table.

MILWAUKEE METROPOLITAN AREA INDUSTRIAL SPACE

Total Percent of Total Vacancy

County Square Feet Square Feet Rate
1995 1997 1995 1997 1995 1997
Milwaukee 129,410,475 131,029,146 69% 67% 5.3% 3.5%
Waukesha 41,180,063 45,763,433 22% 23% 4.0% 3.4%
Ozaukee 8,330,709 9,176,003 4% 5% 7.5% 5.8%
Washington 8995087 10,190,196 5% 5% | 6.2% 3.0%
TOTAL 187,916,334 196,158,778 100% 100% 5.2% 3.5%

Source: The Polachek Company

An inventory of the industrial and business parks in the four counties
appears in the Master Appendix of this study, which is in the possession of
the Department of City Development, Milwaukee Metropolitan Sewerage
District and the Menomonee Valley Business Association. The inventory
includes the name of the park, location, total acres, percent developed,
freeway access, price per acre, resident companies, contact and telephone
number. It is current as of September 1, 1996, and includes parks with more
than four acres of available land. The source for the inventory is the 1997
Business Resource Guide for Metropolitan Milwaukee, published by the
Metropolitan Milwaukee Association of Commerce.

Milwaukee County has the largest industrial base - 131.0 million square feet
with a vacancy rate of 3.5 percent. As the number of developable sites in
the county decreases and the number of obsolescent buildings increases,
Milwaukee County continues to lose its industrial base to Waukesha,
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Ozaukee and Washington Counties.

The City of Milwaukee plays an important industrial role in Milwaukee
County as well as in the region. The City has over 88.5 million square feet,
68 percent of the industrial space in the county. Its vacancy rate is a low 3.7
percent. Milwaukee’s industrial base has grown since 1995 when it totaled
87.7 million square feet. Its vacancy rate has declined from the 1995 rate of
4.9 percent.

e The Milwaukee Land Bank

Much of the industrial space in the City of Milwaukee is located in the
former City-owned Land Bank and in two industrial parks developed with
City of Milwaukee assistance. The City transferred 66 acres of land from the
Land Bank and its capital reserves to the Milwaukee Economic
Development Corporation (MEDC) at the end of 1997. MEDC is a non-
profit City of Milwaukee-sponsored corporation, established to assist area
businesses by creating employment opportunities and facilitating new
investment.

The City created the Land Bank in 1962 to retain its industrial base and
provide opportunities for attracting and expanding industries. It purchased
and improved more than 1,000 acres in six industrial parks and in several
inner city locations. The Land Bank has been a key component of a
proactive effort by the City to offer reasonably priced sites in contemporary
industrial park environments, similar to those in the Milwaukee suburbs
and in “in-city” locations. MEDC will be taking over this proactive role for
the City of Milwaukee. (Please note: While the name “Land Bank” may be
changed in the future, it is still used in this report to refer to this significant
land inventory formerly owned by the City of Milwaukee.)

As of year-end 1997, over 780 acres of competitively-priced land had been
sold to more than 150 small and medium-sized companies who have built
new facilities. The majority of companies in the Land Bank are
manufacturing-related. In total, the companies provide more than 5,000
jobs and generate approximately $6.0 million in annual property tax
revenues.

Sixty-three (63) Land Bank transactions occurred during the 1988 to 1997
period. This activity resulted in the sale of 260 acres and in the construction
of approximately 2.0 million square feet of new industrial space. Over 2,500
jobs were retained, and, according to the City, the potential exists to create
an additional 1,000 new jobs. Between 1992 and 1997, there have been 26
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Land Bank transactions, involving the sale of nearly 105 acres. The average
sales price was approximately $29,300 per acre. The total investment
exceeded $33.3 million. Over 758,000 square feet has been constructed,
1,587 jobs retained, and 634 new jobs created. There have been no additions
to the Land Bank base since 1992 when 17.5 acres were added.

The City’s most recent industrial park-related activities have focused on
assisting private landowners with the development of industrial sites. Two
new 40 acre parks, the Northwest Commerce Center and the Calumet
Woods Business Park, have been jointly developed. To date, nearly 54 acres
have been sold to 11 businesses. The average sales price per acre is $44,000.
Similar projects are planned, including the recently-approved 64-acre
Towne-Granville Corporate Park.

The City and MEDC would like to maintain a competitive inventory of
industrial sites that totals 40 to 80 acres. This inventory would enable the
City to accommodate and attract new industry as well as retain existing
industry that needs to expand or construct new facilities. The availability
of suitable sites is a prerequisite to successfully competing for desirable
industrial development in the city, i.e., development which adds to the tax
base, produces living wage jobs, adds value to its product and imports
capital into the area. !

MEDC is considering a number of initiatives that will grow the Land Bank
program and add to its land inventory. According to MEDC, the
Menomonee River Valley is “the largest remaining source of available land
in Milwaukee.” One of MEDC’s goals is to help develop the vacant and
underutilized land in the Menomonee Valley.

o Other Industrial Land

In addition to the Land Bank industrial parks, there are other industrial
areas in the City of Milwaukee. These are located on the north, northeast
and west sides, and in the 30th Street industrial corridor, Milwaukee River
Valley, Menomonee River Valley, the Kinnickinnic River Valley area and in
the Mitchell Field Industrial Area.

A number of municipalities in Milwaukee County have competitive
industrial space. According to the Polachek report, these include Brown
Deer with 1.9 million square feet and a vacancy rate of 15.3 percent;

! Milwaukee Industrial Development, Land Bank Program, Department of City

Development.
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Glendale with 4.4 million square and a vacancy rate of 7.2 percent; Oak
Creek with 8.0 million square feet and a vacancy rate of 0.7 percent, and
West Allis with 8.5 million square feet and a vacancy rate of 1.4 percent.
The majority of this industrial space is privately-owned; a small portion is
owned by municipalities.

Waukesha County has the second largest concentration of industrial space.
It is experiencing increases in its industrial supply and in improved
business and industrial park sites as demand continues westward. In 1997,
Waukesha County’s inventory totals nearly 46.8 million square feet, and the
vacancy rate is 3.4 percent. New Berlin has the largest industrial inventory
in Waukesha County, 9.1 million square feet, and it continues to be very
attractive to industry. Its vacancy rate is a very low 2.7 percent. Sites in its
Westridge Business Park, developed by Wispark, have sold quickly.
Between 1996 and 1997, Menomonee Falls added 1.0 million square feet to
its industrial inventory, growing to 7.8 million square feet. In spite of this
significant addition of new space, its occupancy rate is over 97 percent.

Other municipalities in Waukesha County with a competitive industrial
supply include Waukesha with 9.4 million square feet and a vacancy rate of
2.7 percent; Brookfield with 7.2 million square feet and a vacancy rate of 1.1
percent and the town of Pewaukee with 5.0 million square feet and a
vacancy rate of 5.5 percent.

Ozaukee and Washington Counties each contain five percent of the
industrial space in the metropolitan area. In 1997, Ozaukee County has 9.2
million square feet and a vacancy rate of 5.8 percent. Cities experiencing
the strongest industrial interest are Mequon with 2.2 million square feet and
a vacancy rate of 3.1 percent (note: the 1996 vacancy rate was 11.1 percent);
Grafton with 2.0 million square feet and a vacancy rate of 5.3 percent, and
Cedarburg with 2.3 million square feet and a high vacancy rate of 12
percent.

In 1997, Washington County has approximately 10.2 million square feet and
a vacancy rate of 3.0 percent (the 1996 vacancy rate was 1.6 percent). Cities
experiencing the strongest industrial interest are Germantown with 2.5
million square feet and a vacancy rate of 2.3 percent and West Bend with 3.3
million square feet and a vacancy rate of 5.2 percent.

The geographic dispersion in the industrial marketplace is causing a
“mismatch” between jobs and homes. With fewer developable sites in the
City of Milwaukee and Milwaukee County, industrial development is

pushing farther away from the local labor supply. Moreover, many
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employees and persons in the potential labor market do not live near or
have easy transportation to suburban manufacturing firms, and there is
little public transportation to the areas outside of Milwaukee County.
Competition for good employees is strong, and local sources report that
labor availability is beginning to affect the location and operating decisions
of industrial companies. (This was confirmed by the key person and
employer interviews undertaken as part of this study.)

Industrial companies and communities are beginning to react and respond
to labor availability in several ways. Some companies, like Allen Edmond
Shoes, have moved back to the south side of the city of Milwaukee. The
City of Milwaukee, itself, is partnering with private developers to develop
industrial parks, like the Northwest Commerce Center and the Calumet
Woods Industrial Park, to attract manufacturing companies from the
suburbs and relocate them closer to its labor pool and transportation
system. In addition, Milwaukee County and Milwaukee are trying to
develop commercial and industrial sites near Mitchell Field.

Like the City of Milwaukee, the communities of West Allis and Glendale are
redeveloping former environmentally tainted brownfield sites into
industrial and commercial parks. West Allis acquired, “cleaned” and
redeveloped the former Allis Chalmers site into an industrial park and a
retail community center. Interest in the park has been strong, even though
West Allis marketed and sold the land at market rate prices, ranging from
$50,000 to $70,000 per acre. Current users include C&H Distributors,
Siemens and Poblocki Sign.

The city of Glendale is redeveloping 55 acres, which includes the former
Continental Can Company’s Crown Cork and Seal building (650,000 square
feet) into the Glendale Technology Center. Glendale purchased the entire
site, which is located in a tax increment financing district. It demolished the
Crown Cork and Seal building, is environmentally remediating the site, and
constructing new infrastructure. Eleven acres have been sold to a local
business interiors company which is building a new corporate headquarters
consisting of a 75,000 square foot office, resource and distribution center. A
Midwest developer purchased the remaining acreage. Two buildings are
under construction for specific users, and the developer has plans for three
light manufacturing facilities and a speculative building. Glendale “wrote
down” the price of the land and sold it for $40,000 an acre, rather than the
$70,000 per acre asking price for industrial land in the area.

These brownfield developments in Glendale and West Allis, close-in mature
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suburban cities adjacent to Milwaukee, bode well for redevelopment in the
Menomonee Valley.

Retail/Commercial Market

Retail is part of commercial land use development which is composed of
retail, office and service uses. Retail uses are found in shopping centers and
in freestanding locations, in “strip” development along arterials and major
commercial corridors as well as in downtowns.

There are several different categories of shopping centers, including
convenience, neighborhood, community, super community, regional, super
regional, and power centers. The Urban Land Institute in its publications,
Shopping Centers Development Handbook and Developing Power Centers,
defines the retail center categories and types of retail uses that are popular
in today’s retail environment. These include the following.

e Convenience Shopping Center - Typified by a quick-stop convenience
store, such as a 7-Eleven, which either is in a freestanding building
adjacent to a neighborhood center or combined with one or two other
convenience stores in a short strip. No minimum support population
since a large percentage of business is drawn from drive-by traffic.

* Neighborhood Shopping Center - Oriented around convenience goods
and personal services that serve the daily needs of people living within a
five to ten minute drive. The typical trade area population is 2,500 to
40,000 within a 1.5 mile radius or five to ten minutes driving time. The
principal tenant is usually a supermarket. Its average size is 50,000
square feet of gross leasable area (GLA), and it may range from 30,000
square feet to 100,000 square feet.

* Community Shopping Center - Built around a junior department store,
variety store, or discount department store as the major tenant. It does
not have a full-line department store, although it may contain a strong
specialty store. Its typical size is 150,000 square feet of GLA, and it may
range from 100,000 square feet to 450,000 square feet. It typically serves
a trade area population of 40,000 to 150,000 people within a three to five
mile radius or a 10 to 20 minute drive.

e Super Community Shopping Center - Provides the same basic goods
and services as a community center, but offers a greater variety. It does
not have a full line department store, but may have several strong
specialty stores, promotional stores or off-price anchors. It ranges in size
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from 250,000 square feet to more than 450,000 square feet.

e Regional Shopping Center - Provides general merchandise, apparel,
furniture and home furnishings in depth and variety as well as a variety
of services and recreational facilities. It is built around one or two full-
line department stores of generally not less than 100,000 square feet
each. Its typical size is 450,000 square feet of GLA, and it may range in
size from 300,000 square feet to 850,000 square feet. It serves a
population in excess of 150,000 people within an eight mile radius or 20
minutes driving time.

e Super Regional Shopping Center - Provides general merchandise,
apparel, furniture and home furnishings in depth and variety as well as
a variety of services and recreational facilities. It is built around three or
more full-line department stores of generally not less than 100,000
square feet each. The typical size is about 800,000 square feet of GLA,
and it may range from 600,000 square feet to more than 1.5 million
square feet. It serves a population of 300,000 or more within a 12 mile
radius who will drive at least 30 minutes to reach the center.

» Power Shopping Center - A type of super community center containing
multiple anchors that sell staple products, hard goods and discount
merchandise. It can range in size from 250,000 square feet to 1.0 million
square feet, with 450,000 square feet being the average size of new
power centers. Comprising 80 to 90 percent anchor space, compared
with 55 to 65 percent in regional and super regional malls, a power
center attracts big-box retailers such as Wal-Mart, Home Depot and
Office Depot. It serves a population of 200,000 or more. It often attracts
consumers from a trade area that is up to seven miles in major markets
and up to ten miles in smaller markets.

e Big-Box - Store contained within one large, usually single story building
that is surrounded by several acres of parking. A typical big-box store
ranges in size from 100,000 square feet to 200,000 square feet.

e Category Killer - A retail chain, typically a national chain, that is the
dominant retailer within a trade area for a particular category of
merchandise, and which “kills” the competition. An example is Home
Depot in the home improvements sector.

The retail/commercial market in the Milwaukee region is healthy. The
Polachek Company reports that there are high occupancy rates with little
space available. In its 1997 Real Estate Market Survey, the company reports
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there are 295 regional, community, neighborhood and strip shopping
centers with more than 24.0 million square feet in the four-county
Milwaukee region. The occupancy rate is 91.3 percent. Regional centers
total nearly 6.5 million square feet and have an occupancy rate of 90.5
percent. Community centers are at 7.8 million square feet with an
occupancy rate of 89.8 percent; neighborhood centers are at 6.1 million
square feet with an occupancy rate of 93.3 percent; and strip centers are at
3.6 million square feet with an occupancy rate of 92.3 percent.

The majority of retail space, 62 percent, is located in Milwaukee County. In
total, Milwaukee County has 171 centers with nearly 15.0 million square
feet of space. The occupancy rate is 89.2 percent.  Four of the county’s
seven regional and super regional malls are located in the City of
Milwaukee, providing a substantial retail base in the City.

In comparison, Waukesha (6.4 million square feet) and Ozaukee (1.4 million
square feet) Counties, where space is more limited and new growth is
occurring, have retail occupancy rates of 96 percent and 95 percent,
respectively. Most of the space in these counties is found in community and
neighborhood shopping centers. Washington County has the smallest
supply of retail space, 1.2 million square feet, and the lowest occupancy rate
at 88.5 percent.

A table presenting the distribution of retail space in the region follows.
MILWAUKEE REGION RETAIL SPACE

County Total Square Feet Percent of Total Occupancy Rate
Milwaukee 14,961,904 62% 89.2%
Waukesha 6,424,737 27% 96.0%
Ozaukee 1,423,707 6% 94.9%
Washington 1,224,629 5% 88.5%
TOTAL 24,034,977 100% 91.0%

Source: The Polachek Company

According to the Polachek survey, there was no new construction of
shopping center space in Milwaukee County in 1996. Construction of all

new space occurred in outlying communities, such as Germantown and
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Pewaukee. However, retailers are expanding by adding new locations,
relocating existing stores into freestanding locations and upgrading existing
stores. There was limited shopping center space constructed in 1997.
According to the 1996 ULI Market Profile for Milwaukee, suburban retail land
prices range from $225,000 to $300,000 per acre.

Expansion for many retailers, and especially the national chains, is taking
place through the construction of large freestanding stores in urban
locations, including the City of Milwaukee. Retailers are finding they do
not need to be an anchor or tenant in a retail center. Moreover, many want
their own identity.

The Milwaukee market should experience the development of additional
free-standing food stores, drug stores, and computer and furniture stores,
ranging in size from 20,000 to 100,000 square feet. This will likely occur in
infill locations in the City of Milwaukee as well as in the region’s retail
corridors, such as along and near Blue Mound Road in Brookfield and
Mayfair Road in Wauwatosa. Developers are focused on bringing national
and regional retail chains to Milwaukee.

The market should also see additional food stores that are one-stop
shopping experiences, such as the 100,000 square foot Mega Mart that
recently opened at 20t Street and National Avenue (in the Menomonee
Valley Study Area.) This is a large food store that offers an array of
customer services, including daycare, banking, and a pharmacy.

Both Milwaukee County and the City of Milwaukee should experience
retail development on infill locations, sites once considered as secondary. In
addition, existing centers will need to be upgraded and renovated to remain
competitive. Also, mature retail corridors and business districts, such as the
City’s Historic King Drive, should become more competitive as retailers
discover unfulfilled demand in the urban neighborhoods of the city.

Office and Business Parks

Over the past several years, the metropolitan area office market continues to
recover and become more stable. The Polachek Company’s 1997 Real Estate
Market Survey reports Milwaukee’s office market contains nearly 26.5
million square feet and has an occupancy rate of 84.1 percent. The total
suburban office market exceeds the supply of space in the Downtown.
Suburban office buildings are generally found in freestanding locations in
major office corridors or in business parks. The latter combines a number of
commercial activities, such as office, retail and restaurants, or specializes in
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a specific niche, such as research and development. The suburban office
market, where land is available and competitively priced, is experiencing
more new construction and leasing activity than the Downtown.

The distribution of office space in the metropolitan area is shown on the
following table.

METROPOLITAN AREA OFFICE SPACE

Submarket Buildings Square Feet Percent of Total Occupancy Rate
DOWNTOWN
East of River 81 8,037,432 30% 88.2%
West of River 60 4,858,243 18% 80.4%
TOTAL 141 12,895,675 48% 85.2%
SUBURBAN
Mayfair 57 2,046,221 8% 90.5%
Bishop’s Woods 19 906,980 3% 87.0%
Brookfield Square 79 3,892,538 15% 90.2%
West Allis/Southwest 57 2,399,472 9% 76.8%
North/Park Place 48 2,347,375 9% 79.5%
Waukesha 46 1,983,025 8% 71.0%
TOTAL 306 13,575,611 52% 83.0%
MARKET TOTAL 447 26,471,286 100% 84.1%

Source: The Polachek Company. Note: Some of the buildings identified in
the Southwest and Park Place submarkets may be located within the City of
Milwaukee.

As previously noted, the suburban office market is experiencing more new
construction and leasing activity than the Downtown Milwaukee market.
Several large suburban buildings have been constructed with anchor
tenants commitments. In addition, a few small speculative buildings are
under construction in the far western suburbs.
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Of the suburban markets, Bishop’s Woods is seeing activity and developer
interest in its A. O. Smith office park on the westside of Bishop’s Woods. In
Mayfair and Brookfield Square, a limited amount of space is available in a
number of existing buildings; space is not available for large tenants. The
Mayfair submarket with its new office buildings and business parks is the
closest suburban submarket to the Menomonee Valley.

The Mayfair submarket is home to the 175-acre Milwaukee County
Research Park in Wauwatosa. The mission of the Research Park is “to
develop a successful business park that nurtures technology-based
companies in order to strengthen Milwaukee County’s business base,
creates new employment opportunities and facilitates technology transfer in
the Milwaukee metropolitan area.” The Research Park has an affiliation
with the Medical College of Wisconsin, Marquette University, Milwaukee
School of Engineering and University of Wisconsin-Milwaukee. However,
these universities undertake limited research and have not had an impact
on the development of the Milwaukee County Research Park or the users
located in it.

Although the Research Park Corporation was formed in 1987, the first
development activity has occurred over the past two years. Prime Care has
constructed a 137,000 square foot office building, and Boldt Development is
building the Woodlake Business & Technology Center, two 43,700 square
foot buildings with fiber optic cable capabilities. The Milwaukee County
Research Park is selling land at $125,000 to $150,000 per acre. The Research
Park is finding it difficult to compete with land prices in the better suburban
parks ($60,000 to $100,000 an acre) and with land prices in the City of
Milwaukee’s Land Bank. The Milwaukee County Research Park is home to
the Technology Innovation Center, an incubator for technology-based start
up companies. The incubator occupies three floors totaling 48,000 square
feet, and is 100 percent occupied. An additional 27,000 square feet can be
added once space in the building it occupies is rehabilitated. The rental rate
is $11-$11.25 per square foot gross.

In West Allis/Southwest, developers are renovating former industrial
buildings for office and other uses, which is reflected in its low occupancy
rate. (West Allis has the largest supply of vacant older industrial factories.)
The occupancy rate is near 100 percent on South 102nd Street.

In the North/ Park Place submarket, the low occupancy (80 percent) reflects
the 200,000 square feet of sublet space that Woolworth and Kohl’s have
vacated and put on the market. In addition, a large building was
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constructed by M&I data at Park Place. All other buildings in this
submarket have occupancy rates with Class A space exceeding 90 percent.

The Waukesha submarket benefits from being at the easternmost side of
Waukesha County, adjacent to Milwaukee County. The submarket has
access to I-94 and available land. Moreover, the taxes in Waukesha County
are lower than in Milwaukee County. There has been no recent
construction of multi-story buildings, but the submarket has seen the
development of new service/research and development (R&D) and single
story office buildings to meet the needs of tenants in the market.

Downtown Milwaukee has experienced limited new office construction.
Much of the new construction has been of low to mid-rise buildings, west of
the Milwaukee River, such as the United Health building. No major high
rise buildings have been constructed, and local real estate sources indicate
that it is unlikely any new buildings will be constructed in the near-term.
Existing space is slowly being absorbed by downtown tenants with
expansion needs.

The Downtown East submarket, which is east of the Milwaukee River, is the
primary office area in the downtown. The occupancy rate of Class A
properties now exceeds 90 percent, and rental rates will likely rise. This
should have a positive impact on the Class B buildings in this submarket.
There are few Class C buildings.

The Downtown West submarket, which is west of the Milwaukee River and
east of Marquette University, has a greater number of Class B and C
buildings. Occupancy is improving, and has increased by seven percent
since 1996. Development of the new convention center might stimulate
increased office occupancy in this submarket.

A downtown-related project noted in the 1996 ULI Market Profile: Milwaukee
and in Polachek’s Market Survey as well as by key person interviewees is
The Tannery Urban Business and Living Center on West Virginia Street.
This project is located in the southeasternmost part of the Menomonee
Valley Study Area.

The Tannery is the former Pfister & Vogel leather tannery that is being
redeveloped for commercial and residential uses. The fourteen former
tannery buildings have 900,000 square feet of space. Residences will be
located in the six buildings that are adjacent to the Burnham Canal and
north of the railroad tracks that bisect the property. Commercial uses are
located in the remainder of the buildings.
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Redevelopment of the commercial buildings was started about two and one
half years ago. The buildings total 400,000 square feet, and they are
virtually 100 percent leased. The Tannery markets itself as Class B office
space. This rapid leasing pace has overcome a lot of skepticism about the
project and its location.

Parks in the City of Milwaukee and Milwaukee County

The City of Milwaukee’s public outdoor recreational areas are the joint
responsibility of the City of Milwaukee Department of Public Works and
the Milwaukee Public Schools Department of School and Community
Services. Milwaukee County and the State of Wisconsin Department of
Natural Resources also own and operate public outdoor recreational
facilities in the City. Milwaukee County is responsible for the County-wide
park and parkway system which serve all of the County’s residents as well
as immediate neighborhoods. The State is responsible for the Havenswoods
Forest Preserve.

¢ City of Milwaukee/Milwaukee Public Schools. The City of Milwaukee
and the Milwaukee Public Schools develop and maintain five types of
outdoor recreational areas. The spatial standards noted below are based on
recommendations, not requirements, of the National Recreation and Park
Association.

Playfields (minimum 10 acres) - An area for organized sports with
recreational facilities, such as ball fields and tennis courts. Playfields
typically serve a population of 15 years and older within a % to 1 mile
radius.

Playgrounds (minimum 3 acres) - A highly developed area with paved
and non-paved areas for recreational equipment and activities, like
softball. Playgrounds typically are found near schools and serve a
population of children aged 5-18 years within a % to % mile radius.

Playlots (no minimum acreage) - A highly-used area that is smaller than
a playground. Playlots typically serve children between 5 and 12 years
within a % to % mile radius.

Totlots (2,500 square feet) - A small area with play equipment for
preschool and elementary school-aged students within a % to % mile
radius.

Greenspaces (no minimum acreage or service area radius) - Typically a
passive recreational area serving everyone, regardless of age.
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The most recent recreation plan prepared and adopted by the City and
Public Schools is the Public Outdoor Recreation Plan for City of Milwaukee
Neighborhoods, 1994-1998, dated June 20, 1994. According to this Plan, there
are 1,273 acres in Milwaukee Public Schools playfields and playgrounds
and 137 acres in playlots, totlots, green spaces and other City-owned areas.
The County owns and manages 4,539 acres of parks in the city while the
State owns and manages 237 acres (the Havenswoods Forest Preserve).

The Public Outdoor Recreation Plan also evaluates the need for additional
parkland in the City. The analysis is based upon the City’s 1990 population
of 628,088 and the recommended spatial standards of the National
Recreation and Park Association. These indicate there should be 1.25
playground acres, 1.25 playfield acres, 1.0 neighborhood park acre and 1.0
community park acre for every 1,000 residents, and that there should be 10
acres of total recreation space for every 1,000 residents.

According to the Plan’s assessment, the City’s acreage exceeds the
recommended standards for playfields, neighborhood parks and
community parks, and nearly equals the recommended standards for
playgrounds. In summary, the City’s parkland total of 4,035 acres is 1,209
acres more than the recommended standard of 2,826 acres, per the National
Recreation and Park Association.

The Recreation Plan indicates that there also are 1,977 acres of other public
outdoor recreation areas, including parkways, nature centers and
metropolitan parks, in the City. Adding the 1,977 acres to the 4,035 acres
produces total public outdoor recreational area acreage of 6,012. However,
given the general recommended standard of 10 acres per 1,000 residents
and the City’s 1990 population of 628,088, Milwaukee should have 6,288
acres of public outdoor recreational space, more than the 6,012 acres noted
above.

The City’s Public Outdoor Recreation Plan does not suggest that the City
undertake a large-scale acquisition program to meet this deficit. Rather, it
states that the deficit can be compensated for by the number of acres of
County parks located in the City and through the recreational areas of local
parochial schools, colleges, universities and other private facilities.

The Plan includes a Local Action Plan which identifies six recommendations
to direct the development and operations of the City’s public recreation
areas. The recommendations are: 1) monitor maintenance needs; 2) extend
the use of existing sites; 3) assess the costs and benefits of acquisition,
improvement and disposition proposals; 4) work with other government
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and private organizations to improve public access to natural resource
areas; 5) study the current usage of public outdoor recreational facilities;
and 6) use the safest and most technically advanced recreation systems.

The City’s Public Recreation Plan identifies special projects to be undertaken,
e.g., the riverwalk along the Milwaukee River, lakefront-related
improvements and updating the Hawthorn Glen Environmental Center on
North 60t Street. It also identifies totlots, playfields and playlots to be
rehabilitated and new totlots to be constructed between 1994 and 1998.
Several of the rehabilitation and new construction projects are in the
Menomonee Valley Study Area. Rehabilitation projects include the
renovation of the totlot at 35% and Pierce Streets and reconstruction of the
tennis courts at Merrill Park, located at 35% and Clybourn Streets. Both of
these are given a priority ranking of three (priority one projects will be
completed first). The construction of totlots is recommended for Kagel
School at 12th Street and Mineral (immediately south of National Avenue)
and at the Wisconsin Avenue School at 27t Street and Wisconsin Avenue.

* Milwaukee County Parks. According to A Park and Open Space Plan for
Milwaukee County, completed by SEWRPC in November 1991, the County’s
park and parkway system is comprised of 140 sites, totaling 14,725 acres.
Of these, 128 sites with 7,217 acres are regional, community, neighborhood,
and central business district parks and greenspots; the remainder is
parkways. The parks and parkways are located throughout the county.
Regional, community and neighborhood parks are defined below.

Regional (250 acres or more) - Large outdoor recreation areas with a
multi-county service area. Regional parks are largely dependent upon
their natural resource amenities to provide recreational opportunities.

Multi-Community (100-250 acres) - Intermediate size parks with a
countywide or multi-community service area. Community parks also
rely on their natural resource amenities; recreational opportunities are
less than in regional parks.

Community (25-99 acres) - Intermediate size parks with a multi-
neighborhood service area. Community parks rely upon developed
uses, such as swimming pools and tennis courts, to provide recreational
opportunities.

Neighborhood /School Recreation Area (less than 25 acres) - Small sites
which serve a neighborhood. These parks offer intensive nonresource-
related recreational opportunities.
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The County’s parks offer a wide range of recreational activities and
facilities, including five swimming beaches; 20 swimming pools; 42 wading
pools; 17 skating rinks and eight regulation 18-hole and eight par-three hole
golf courses.

Forty-four (44) of the County’s parks have picnic areas; 34 parks have tennis
courts; 58 have softball diamonds; 25 have baseball diamonds and 46 have
basketball courts. There also are several special recreational facilities which
include the horticultural conservatory at Mitchell Park (located in the
Menomonee Valley Study Area) and the botanical gardens at Whitnall Park.
The County also maintains a number of biking trails along the rivers and in
environmental corridors.

A Park and Open Space Plan for Milwaukee County includes recommendations
for the preservation, acquisition and development of parks and open space
through the year 2000. The Plan recommends that the County continue to
provide and maintain its regional and major parks, including Brown Deer
Park, Lincoln Park, Greenfield Park and Lake Michigan North and South
Parks. It also recommends that the County should expand and develop
Bender and Oakwood Parks in the southern part of the County, and that it
develop four undeveloped parks, Franklin, Falk and Grobschmidt Parks in
the southern part of the County, and Park Site 72 in the extreme northwest
of the County. Recommendations are made to maintain and improve the
County’s special recreation sites, which include Mitchell Park and the
Milwaukee County Zoo and Stadium.

Also noted are improvements for the Menomonee River Corridor in the
northwestern portion of the County, between Waukesha County and the
Underwood Creek corridor. These include developing hiking and biking
trails and nature areas. A recommendation is also made to develop a seven
mile bike route in the Menomonee River Valley, from Hoyt Park to Lake
Michigan North Park.

The County’s park and open space acquisition objectives recommend that
an adequate number and distribution of local park and open spaces be
located in the urban areas. Locations are noted where community and
neighborhood park facilities should be provided. According to the County’s
Park and Open Space Plan, no additional community and neighborhood
parks are needed to serve the residents of the Menomonee Valley Study
Area and adjacent neighborhoods.
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Existing Uses In The Menomonee Valley Study Area

As was described in the Economics Conditions section of this report, the
Menomonee Valley Study Area is composed the Menomonee Valley and of
an area that extends to Wisconsin Avenue on the north, Milwaukee River
on the east, National Avenue on the south and Hawley Road on the west.

A number of different uses are located in the Study Area, including
manufacturing; wholesale trade (warehouse and distribution); retail;
financial, business and professional services; medical and educational
institutions; entertainment and recreation facilities; parks, and uses that are
government-related. The Study Area also contains residential uses,
including college dormitories, single and multi-family housing, and living
quarters in the Veteran’s Administration Center.

Industrial Uses

The predominant use located in the Menomonee Valley is manufacturing.
The Menomonee Valley has been the home to major industrial companies
since the late 1800s, and it is still the home to a significant component of
Milwaukee’s manufacturing base.

Based upon the key person and employer interviews and the business
owner surveys conducted for this study, manufacturers in the Valley are
well-established and have stable or growing businesses. A number of the
companies have been located in the Valley since the late 1800s and early
1900s. The majority of other companies have been located in the
Menomonee Valley for 10 years or more.

According to American Business Systems, Inc. (See Economics Conditions
section of this report), there are 53 manufacturers with 2,747 employees in
the Menomonee Valley (Census Tract 132) and 136 manufacturers with
7,213 employees in the greater Study Area. There is a wide range of
manufacturers producing a diverse array of products. These include food
processors; scrap metal recyclers; and those who make machinery and
equipment; tanning and leather products; school and office furniture; ready-
mix concrete, sand and gravel; marine wall panel and insulation supplies.

There are several unique manufacturers with national and international
customers, including Aldrich Chemical, Cerac and Emmpak. Aldrich
Chemical conducts organic chemical research, manufacturing and
distribution. Cerac produces specialty inorganic chemicals and other
evaporating materials for a variety of uses, including the optical coatings for

the carbon dioxide lasers used in medical applications and military defense;
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coatings for semiconductor chips and computer hard drives; rechargeable
and specialty batteries; high temperature resistant coatings for the space
shuttle and aerospace; and anti-counterfeiting of currency and security
documents. Emmpak is one of the prime meat processors in Milwaukee. Its
Valley operations include animal slaughtering, food processing, freezer
storage and research and development (R&D).

The markets for the Valley’s manufacturers range from the Milwaukee
metropolitan area to worldwide, and the materials and supplies for their
products come from local suppliers and throughout the nation. One
company that responded to the survey imports cane sugar from Central
America. The Menomonee Valley is the headquarters location for
companies with national and international markets, including Cerac, Falk,
Emmpak, Aldrich Chemical, and Red Star Yeast.

The manufacturers range in size from several thousand square feet to
Emmpak, which has seven buildings and owns 47 acres, and Falk with
nearly 1.2 million square feet on 52 acres.

A number of the manufacturing companies have plans to expand their
facilities and/or upgrade their operations. Specifically, Cerac would like to
add manufacturing and R&D space as well as parking for its employees and
customers.

Emmpak is studying the feasibility of adding an 88,000 square foot
distribution center. If constructed, the company would add a rail spur to
obtain access to the Milwaukee port for shipping overseas. This would be a
$10 to $13 million investment. Emmpak is currently adding 4,000 square
feet of production space. It had been studying the feasibility of bringing a
steam line to its facility from the Wisconsin Electric power plant in the
Menomonee Valley, but put the project “on hold” because of the costs
involved. The company is still very interested in accessing a steam line, and
would be interested in working jointly with others in the Menomonee
Valley, the City, State and with Wisconsin Electric to bring a steam line
through the Valley.

Other industrial-related uses in the Menomonee Valley include wholesale
trade operations which are showrooms, warehouses and/or distributors of
both durable and non-durable goods; motor freight transportation facilities
and warehouses; sand and salt storage yards; and scrap metal hauling and
storage. The Menomonee Valley is also home to the Milwaukee Stockyards,
which provides beef to Emmpak and livestock to other companies.
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Retail Uses

The Menomonee Valley has a limited number of retail establishments.
According to American Business Information, Inc. (ABI), there are 38 retail
establishments, employing 506 and with retail sales of $28 million. (See
Table 16 on the following page.) Excluding miscellaneous retail facilities,
the largest retail category (based on number of establishments and
employees) is furniture, furnishings and equipment. According to ABI,
there are only four eating and drinking establishments in the Valley.
Although the number of stores is limited, Valley employers report in the
interviews and surveys conducted for this study that additional retail
establishments are not as important for their operations as are job training,
education and building improvements.

As can be seen in Table 16, the number of retail establishments grows when
the total Study Area is considered. ABI reports that there are 463 retail
establishments with 6,708 employees and retail sales of $417 million in the
Menomonee Valley Study Area. The newly-opened Pic'n Save/Mega Mart
sales are not included in the sales total. Of the $417 million, nearly 26
percent is generated by auto-oriented convenience uses that are frequented
by local residents and businesses and others driving through the area.
Shopping and convenience goods stores, such as general merchandise, food
stores and eating and drinking establishments, typically generate greater
percentages of total retail sales than are shown in Table 16.

Residents of the Study Area shop for retail goods and services at the
establishments located in the National Avenue and Wisconsin Avenue
commercial corridors where the majority of the stores in the Study Area are
located. Along Wisconsin Avenue and the adjacent arterials are fast food
outlets, restaurants, clothing and accessory stores, book stores, video stores,
computer stores, other miscellaneous retail and convenience stores, gas
stations and a wide range of service establishments, such as banks, printers,
copy shops, etc. These businesses largely serve the students and faculty of
Marquette University and the residents of the surrounding neighborhoods.
They also are patronized by those driving through the area.
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Many of the establishments in the National Avenue commercial corridor are
small owner-operated “mom and pop” stores with an ethnic orientation.
They largely serve the growing Hispanic and Asian residents in the nearby
neighborhoods and from other areas in Milwaukee. Some shop at these
stores daily to purchase food, clothing and accessories, gifts, books and
other retail goods. Study Area residents also patronize the other retail
shopping and convenience businesses, gas stations and service
establishments along National Avenue and the adjacent arterials. These
businesses also are patronized by those driving through the area.

In addition, residents of the Study Area shop at the new Pick N Save in the
Mega Mart which opened at National Avenue and 20t Street. The Pick N
Save and the Mega Mart's other uses provide Study Area residents,
especially those living south of the Menomonee Valley, with their first
opportunity to shop for lower-priced goods and services in a new big-box
store located close to home.

Study Area residents also shop at the discount centers, power centers and
big-box retailers along East Capitol Drive on the northern edge of the City
of Milwaukee, along Chase Avenue and Interstate 94 (south of the
downtown), and in other locations outside the Study Area but within the
City. While their purchasing dollars are leaving the Study Area, they are
staying in the City, enabling Milwaukee to benefit from local sales tax
revenue. And, like others living in the Milwaukee region, Study Area
residents shop at the regional malls, big-box stores, power, off-price and
discount centers, and at stores in the commercial corridors, such as Blue
Mound Road, located throughout the region.

Representatives of the local community-based organizations voice
legitimate concerns that the large national and regional chain retailers, the
big-box stores and the category killer chains are taking sales from the local
“mom and pop” business owners and entrepreneurs along National
Avenue, Wisconsin Avenue and in other commercial corridors in the city.
These larger companies often can provide less expensive goods than the
local retailer, due to economies of scale, technological advancements within
the manufacturing, transportation and retail industries, and globalization.

The Polachek Company in its 1997 Retail Market Survey reports regional and
national chains are looking in the Milwaukee area for new locations. Much
of this new development will likely occur on infill sites in the suburbs and
the City or adjacent to existing regional malls and other shopping centers.

Other than in infill locations, such as 20th Street and National Avenue site
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for the new Mega Mart, the City has very few vacant available sites to
accommodate large-scale retail development which might include some of
these chains. While some of the vacant and underutilized sites in the
Menomonee Valley might be suggested as possible retail locations because
of their size and future availability, vehicular, bus and transportation access
to these sites is constrained. Sites located on top of the bluff overlooking the
Menomonee Valley on the north, sites located closer to where residents live,
and sites located along major established commercial corridors are more
appropriate locations for retail centers and commercial uses.

Office Uses

The newest competitive office space in the Menomonee Valley Study Area
is located in the Tannery Urban Living and Business Center on West
Virginia Street in the southeast portion of the Study Area.

The Tannery is the former Pfister & Vogel leather tannery that is being
redeveloped for commercial and residential use. The Tannery occupies 18
acres. The fourteen former tannery buildings have 900,000 square feet of
space. Residences will be located in the six buildings that are adjacent to the
Burnham Canal and north of the railroad tracks that bisect the property.
Commercial uses are located in the remainder of the buildings, south of the
railroad tracks. The Tannery campus is a tax increment financing (TTF)
district that was approved in 1995. TIF revenues have been used to bury
utilities and add necessary infrastructure. All the grounds are monitored by
24-hour security.

Redevelopment of the commercial buildings began about two and one half
years ago. The buildings total 400,000 square feet, and they are virtually 100
percent leased. This rapid leasing pace has overcome a lot of skepticism
about the project and its location. Tenants who have moved to the Tannery
include The Milwaukee Business Journal, PrimeCo (wireless
communications), Compuware, Allied Computer and other similar types of
tenants.

The Tannery markets itself as Class B office space. Its biggest competitors
are similarly redeveloped buildings in the Third Ward and Walker’s Point,
Schlitz Park and older buildings in the western suburbs. Its rental rate is
$13 to $15 per square foot, and includes everything but electricity. The
Tannery charges for parking (discounted now to $50 to $60 per month)
because a parking deck may need to be constructed in the future. Other
amenities already completed include a 10,000 square foot daycare and small
deli and sundry shop. A “full-fledged” restaurant(s) and small onsite
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fitness center may also be added.

The 100 residential units will be bi-level and tri-level lofts of approximately
1,000 to 1,400 square feet. The rent is projected to be $900 to $3,000 per
month. Each loft will be custom-built. Currently, 15 lofts are finished and
occupied, and there is a waiting list.

The success of The Tannery Urban Living and Business Center is significant.
It illustrates how an obsolete building complex in a largely industrial area
can be successfully renovated and leased, over a very short time period, for
commercial office space to well-established major tenants. It is anticipated
that the residential lofts will be as successful and well-received as The
Tannery’s commercial space.

The Tannery is also significant because it represents a potential “turning
point” for the area in which it is located, an area that lies between the
revitalizing Historic Third Ward and the industrial uses in the heart of the
Menomonee Valley. According to the developer, several similar types of
buildings near The Tannery have redevelopment potential. In time, if these
are redeveloped into viable commercial space, retail stores, restaurants, etc.,
like The Tannery, they would attract employees, residents, shoppers and
visitors, and help revitalize this neighborhood and this portion of the
Menomanee Valley Study Area.

Entertainment

The Potawatomi Bingo and Gaming Casino opened in the Valley in 1991. In
February 1997, the Potawatomi tribe bought out the operator and now has
full administrative and operating control of the bingo and gaming casino.
The casino has 1,600 seats for bingo and 200 slot machines. It is open 24
hours a day for the slot machines and offers three daily bingo sessions of
two hours each during the week and four sessions per day on the weekend.

There is also a complete kitchen and cafeteria in the facility. The bingo and
gaming casino provides its own security. All corporate and administrative
functions are located in a building rented from Emmpak.

The Potawatomi Bingo and Gaming Casino has 450 full time employees and
an annual payroll of $9.0 million. Employee salaries average $18,000 to
$20,000 per year, and health insurance is provided. According to a survey
provided by the Forest County Potawatomi Gaming Commission, 40
percent of the employees were unemployed or working part-time before
beginning work at the casino. Many of the employees live in the adjacent
neighborhoods. The survey reports 52 percent live in two zip codes (53215
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and 53204) in the area bounded by Morgan Street on the south, 43w Street
on the west, and I-94 on the north and east. The others live in 36 zip codes
throughout the Milwaukee area.

The Potawatomi Casino attracts 1.5 million visitors annually from
throughout Wisconsin and other states. Of the annual revenues generated
by the casino, $20 million goes to the Indian school in Milwaukee.

The Potawatomi wish to expand their facility and add unlimited slot
machines and blackjack. The expansion would boost employment to 850.
In order to expand, a revision to its State compact is needed. The tribe will
be seeking this revision in its new compact with the State of Wisconsin.
Negotiations began in late 1997.

If allowed to expand, the Potawatomi tribe will need to determine where
the expansion will occur because its existing casino and parking lot are
land-locked. The tribe is considering the possibility of building its
expansion on its parking lot, purchasing additional property from adjacent
property owners, and/or becoming a party to a speculative hotel
entertainment development complex proposed by an out-of-town
developer. '

Parks and Recreation

e Public Parks. Mitchell Park, a special regional recreation site in
Milwaukee County’s park system, is located in the Menomonee Valley
Study Area in the northeast quadrant of the South Layton Boulevard (27t
Street) and West Pierce Streets intersection. Mitchell Park is a 61-acre park
and home to the Domes, a magnificent horticultural conservatory, which is
popular with residents throughout the region as well as visitors to
Milwaukee. According to a market survey completed in 1991, between
225,000 and 235,000 persons visit the Domes annually. A representative of
Milwaukee County estimates current visitor attendance at 225,000. Mitchell
Park also has softball and football fields, basketball courts, ice skating, three
picnic areas, four tennis courts and a wading pool.

Milwaukee County also owns and manages other parks in the Menomonee
Valley Study Area. In the far northwest comer of the Study Area
(northwest of the 1-94/U.S. Highway 41 intersection) are Bluff Park (seven
acres) at Story and 1-94, and Mitchell Boulevard Park (15.6 acres) at 51st
Street and Blue Mound Road. Located east of this intersection is Valley
Park (1.7 acres) at 42nd Street and Mt. Vernon Avenue. The latter has a
basketball court. Two neighborhood parks are located immediately south of .
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National Avenue, the southern boundary of the Study Area: Clark Square
(2.1 acres) at 23t Street and Mineral, and Walker Square (2.1 acres) at 9th
Street and Mineral. Both of these have wading pools.

The City of Milwaukee owns and manages several public recreation areas
outside the heart of the Menomonee Valley but within the boundaries of the
Study Area. Merrill Park at 35t and Clybourn Streets has a 12-acre
playfield with a play area, softball and baseball diamond, basketball and
tennis courts, and an area for football, soccer and rugby. Two 2-acre
playgrounds are found at Hawley Environmental School at Hawley and
Wisconsin Avenues and at the Wisconsin Avenue School at Wisconsin
Avenue and 27t Street. The Hawley Environmental School has a play area
and basketball courts. The Wisconsin Avenue School only has basketball
courts. These three public recreation areas are north of the Valley.

South of the Menomonee Valley along or near National Avenue, there are
playgrounds at Kagel School (4 acres) at 12t Street and Mineral, Longfellow
School (4 acres) at 21st Street and Mineral and Vieu School (2 acres) at 3t
Street and National Avenue. Kagel School has a softball/ baseball diamond
and an area for football, soccer and rugby; Longfellow School has basketball
courts. Vieu School has a play area, basketball and tennis courts. In
addition to these, the Milwaukee Trade and Technical High School at 3rd
and Bruce Streets has a two-acre playground with an area for football,
soccer and rugby. There are playlots at 4th Street and Mineral and at 35t
and Pierce Streets. Playgrounds, playfields and playlots are also found at
the public schools and in the neighborhoods located south of the Study
Area boundaries.

o Private Athletic Fields. In addition to these public recreation areas,
Marquette University has its athletic fields in the Menomonee Valley. The
athletic fields include an eight-lane track which surround a football field, a
natural turf soccer field and a clubhouse. The athletic fields are used for
intercollegiate programs and intramural sports, and others can use them.
Marquette would like to expand the fields in order to accommodate field
events, such as the javelin, discus and hammer throws. It also would like to
add a soccer field practice area. Marquette’s preference is to expand near
the existing athletic fields by acquiring property from nearby landowners,
such as CMC or Tews.

A second private recreation area in the Valley is the Latino Sports
Association Soccer Field, located near 6th and Canal Streets.

o Milwaukee Brewers Stadium. The Milwaukee Brewers Baseball
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stadium is located at the western end of the Study Area, west of Highway
41. The Brewers are building a new stadium, Miller Park, which will be
south of its existing facility. The new stadium will open at the beginning of
the baseball season in 2000. Miller Park will have seating for 43,000, a
decrease from the current 51,500, and a 13,000-car parking lot. Amenities
will include a stadium club, luxury suites, Hall of Fame restaurant and brew
pub. It is anticipated that the new stadium will be used year round for a
variety of events, such as concerts, festivals, etc.

The State of Wisconsin is the landowner of all the property, which includes
the approximate 48.1 acres transferred from CMC that was part of its
Railroad Shops Property. There is a 99-year ground lease between the State
and the Southeast Wisconsin Professional Baseball Park District.

The land transfer agreement between the State, CMC, Baseball Park District
and the Milwaukee Brewers includes restrictive covenants that prohibit the
development of certain types of commercial uses on specific properties by
the Brewers Baseball Club. Permitted uses include parking, restrooms,
concessions and related facilities; restaurants; facilities from which to sell
sports-branded merchandise, which is primarily 80 percent team-branded;
pro shop; sports museum; visitors information center; baseball and athletic
fields; and fan-related interactive facilities, such as a batting cage. The
covenants place a moratorium of 10 years on the development of other
types of commercial uses. The moratorium begins when the South Access
Road to the River East Parking Lot has been completed.

e Henry Aaron State Park Trail. A significant public recreational project
that will impact the Menomonee Valley is the Henry Aaron State Park Trail.
This will be a trail of approximately eight miles, stretching from the
confluence of the Milwaukee and Menomonee Rivers on the east, through
the Menomonee Valley to Milwaukee County’s Hoyt Park on the west. Five
(5) miles will be developed by DNR, from the trail’s eastern end to Doyne
Park. The County will be responsible for developing the remainder of the
trail.

The Henry Aaron State Park Trail will be a non-motorized multi-purpose
trail, with approximately six miles of riverwalk, a .5 acre vest pocket park
on a City-owned site at Canal Street and Emmber Lane, and approximately
six miles of river conservation areas with access points as well as pedestrian
and multi-purpose trails. There will be fishing and boat access points in
Hoyt and Jacobus Parks; at 45t Street east of Doyne Park and in a Future
Integrated Planning Area. There also will be natural and cultural
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interpretive sites. The State Park Trail plan identifies the Menomonee
Valley as a Future Opportunity Area.

The Henry Aaron State Park Trail Feasibility Study, Master Plan and
Environmental Assessment were approved the Department of Natural
Resources Board in October, 1996, and by the Governor of Wisconsin in
February, 1997. Funding for the Trail was recently approved. DNR is now
authorized to spend $690,000 for wetland creation and streambank
stabilization; trail development, including a river access and bridge;
landscaping of the river banks and recreation areas, and for signs and other
site amenities.
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Market-Based Recommendations for
The Menomonee Valley

Overview

The Menomonee Valley plays an important role in the City and region’s
economy. It is the home to a wide range of manufacturers as well as to
warehouse and distribution and other types of companies. It also provides
jobs for residents of the City and the metropolitan area.

Much of the Menomonee Valley east of the 35th Street viaduct is built-out
with existing uses. However, there are several vacant and underutilized
parcels in the Valley that might be redeveloped with new industrial and
other types of uses once environmental assessments and requisite
remediation occur. In light of the limited number of available sites and
limited acreage in the City, the properties are an asset for the City. They
provide potential locations to accommodate new and expanding businesses
and industry.

Several of the vacant parcels are owned by CMC, the agency that acquired
through receivership the properties of the bankrupt Milwaukee Road
Railroad. The largest of the CMC properties is the Menomonee Valley
Shops Property located west of the 35th Street viaduct. This is the former
home of the Milwaukee Road Shops and Yards where, from 1880 and until
the railroad went into bankruptcy, thousands of rail cars and locomotives
were constructed and repaired.

Approximately 48.1 acres of the CMC Shops Property were transferred to
the State of Wisconsin to accommodate the construction of the
aforementioned new Brewer’s stadium. The remainder of the property
under CMC ownership totals approximately 141 acres. This total includes
the CMC acreage west of 35% Street, the Lapham and Davies Yard east of
35th Street and the Airline Yard. CMC also owns the Plankinton Yard, Petit
Point and Reed Street Yard properties in the Menomonee Valley. All of
these have redevelopment potential. Other vacant and underutilized sites,
not owned by CMC, are scattered throughout the Menomonee Valley.
These also provide opportunities for future redevelopment.

The following narrative assesses the market-based redevelopment
potentials for industrial, retail and office uses as well as parks and
recreational facilities in the Menomonee Valley Study Area. The
recommendations assume Phase I, I and III environmental assessments will
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be undertaken and that requisite remediation will occur so that a base of
“clean” properties can be available for marketing to prospective purchasers
and users. However, since (through the public record) the environmental
conditions of many potential redevelopment sites are unknown, the market-
based recommendations could be affected by the environmental conditions
of the property in the Menomonee Valley.

Industrial Potentials

Manufacturing is a very important component of Milwaukee’s economy.
According to Dun & Bradstreet, in 1997, manufacturing comprises over 25
percent of the City’s employment base and more than 23 percent of the
region’s. In comparison, it composes only 16 percent of the nation’s
employment base.

The Department of Commerce’s County Business Patterns provides an
historic perspective of the strength of manufacturing in the Milwaukee
economy. According to this source, manufacturing comprised over 36
percent of the region’s employment is 1980, more than 25 percent in 1990
and nearly 24 percent in 1994 (the most recent year for which data is
available). In comparison, manufacturing composed over 28 percent of the
nation’s employment in 1980, approximately 21 percent in 1990 and nearly
19 percent in 1994, almost 25 percent less than in the Milwaukee region.
Given Milwaukee’s long heritage as a manufacturing region, it is more than
likely that manufacturing will continue to play a significant role in the local
area economy.

In terms of economic development, manufacturing will bring the greatest
economic return to the City of Milwaukee. Manufacturing is an “export” or
“basic” industry because its products are sold to consumers outside of the
region, thereby bringing in outside expenditures and income and
supporting many service and retail industries. The retail sector is at the
opposite end of the economic development spectrum. It mainly serves local
customers and redistributes income already in the community, rather than
creating new income. Therefore, in any locale, targeting the manufacturing
sector for growth is most beneficial. The City of Milwaukee has a
competitive advantage and is blessed because it already has a strong
manufacturing base from which to grow and expand in the future.

¢ Projected Industrial Demand (Shown in Table 17)

The projection of the amount of additional industrial space that will be
needed to support future demand in the City of Milwaukee and the region
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is based upon information obtained from SEWRPC, Dun & Bradstreet, the
U.S. Department of Commerce and the Wisconsin Department of Workforce
Development (DWD). The specific information, which is the basis for the
projections, includes the following.

The SEWRPC employment projections in its 2020 Recommended Land Use
Plan which show 1,037,400 jobs in the region and 408,800 jobs in the City.
(Note: the SEWRPC projections are used because the agency is the only
source projecting employment for both the region and the City.)

The 1997 employment totals by Dun and Bradstreet which show
employment of 794,384 in the region and 314,648 in the City.

Manufacturing employment in 1990 and 1996 from DWD's Employment
and Wages Covered by Wisconsin’s U.C. Law, 2 Quarter 1990 and 1996. The
reports indicate manufacturing comprised 23.6 percent of the region’s
employment in 1990 and 22.1 percent in 1996 while wholesale trade
comprised 6.0 percent of the region’s employment in both 1990 and
1996.

Manufacturing and wholesale trade employment from the Department
of Commerce’s County Business Patterns which shows:

Employment Sector 1980 1990 1994 2005 Proj.

Manufacturing
Milwaukee Region 36.4%  255%  23.9% N.a.

U.S. 28.6% 20.7% 18.8% 15.6%

Wholesale Trade
Milwaukee Region  6.3% 6.5% 6.6% n.a.

U.S. 7.0% 6.8% 6.6% 6.0%

Thus, based on the aforementioned employment data and projections
from County Business Patterns, DWD and Dun & Bradstreet, it is
assumed in the industrial demand calculations in Table 17 that

manufacturing will compose 20 percent of the region’s employment and
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23 percent of the City’s employment, and that wholesale trade will be 6.0
percent of the region’s employment and 5.0 percent of the City’s
employment in the 1998 to 2020 industrial demand projection period.

Additional assumptions and information are also used in the industrial
demand projections shown in Table 17. These include the following.

The square foot demand per employee is based upon the Urban Land
Institute’s, Business and Industrial Park Handbook. That is, square feet per
employee is 624 square feet for light industrial, 485 square feet for
research and development, and 724 square feet for industrial service, for
an average of 611 square feet per employee for manufacturing-related
uses, and 2,746 square feet per employee for warehouse uses.

Vacant industrial space is based upon The Polachek Company’s 1997
Real Estate Market Survey which shows vacant industrial space totals
6,927,649 square feet in the region and 3,291,086 square feet in the city.

Vacant acreage is based upon the 1997 Business Resource Guide for
Metropolitan Milwaukee, published by the Metropolitan Milwaukee
Association of Commerce.

To be conservative, a vacancy rate of 7.0 percent is assumed for
industrial space in the City and region, rather than the 1997 vacancy rate
of 3.5 percent, noted in the Polachek report.

An industrial floor area ratio (FAR) of 0.3 is assumed. Industrial FARs
generally range between .25 and .35.

The industrial demand calculations are presented in Table 17. The formula
for the calculations in the table is on the following page. The definitions of
the symbols used in the formula are found below.

Proj. Emp. = Projected Employment

Emp. - 1997 Employment

Add’l. Emp. = Projected Gain in Employment between 1998 and 2020
20%=Assumed Percent in Manufacturing in the Region, 1998 to 2020
23%=Assumed Percent in Manufacturing in the City, 1998 to 2020

Man. Emp. = Assumed Additional Employment in Manufacturing
between 1998 and 2020

611 s.f. = Square Feet Standard per Manufacturing Employee
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Man. s.f. = Projected Additional Manufacturing S.F. Demand between
1998 and 2020

6% = Assumed Percent in Wholesale Trade in Region, 1998 to 2020
5% = Assumed Percent in Wholesale Trade in City, 1998 to 2020

W.T. Emp. = Projected Additional Employment in Wholesale Trade
between 1998 and 2020

2,746 s.f. = Square Feet Standard per Wholesale Trade Employee

W.T. s.f.= Projected Additional Wholesale Trade S.F. Demand between
1998 and 2020.

Total s.f. = Total Projected Manufacturing and Wholesale Trade S.F.
Demand between 1998 and 2020.

Vac. s.f. = Vacant Industrial S.F. in 1998

Proj. Dem. = Total Projected Unmet Industrial Demand S.F. between
1998 and 2020

.3 = Assumed Industrial Floor Area Ratio in S.F.
43,560 = S.F. per Acre

Tot. A. = Total Projected Industrial Demand in Acres between 1998 and
2020

Vac. A. = Available Acres in Industrial Parks in 1997

Proj. A. = Projected Industrial Demand in Acres between 1998 and 2020
Prop. A. = Acreage in Industrial Parks Currently Being Planned by City
Net A. = Projected Net Acre Demand between 1998 and 2020
23=Number of Years in 1998 to 2020 Period

A/Yr = Annual Acres per Year Absorbed over the 1998 to 2020 period.

Note: The following formula is for the industrial demand projection for the
City of Milwaukee. The formula for projected industrial demand in the
region would be the same, but it would incorporate the assumed percent
employed in manufacturing and wholesale trade in the region, rather than
in the City.
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* Formula for Industrial Demand Projections (City) in Table 17

Proj. Emp.
minus - Emp.
equals =Add’l. Emp.
times x 23%
equals = Man. Emp.
times x 611 s.f.
equals =Man. s.f.
Add’l. Emp.

times X 5%
equals = W.T. Emp.
times x 2,746 s.f.
equals =W.T. sf.

Man. s.f.
plus + W.T. s.f.
equals = Total s.f.
minus -Vac. s.f.
equals = Proj. Dem.
dividedby /.3
equals = Proj. Dem. s.f.
divided by /43,560
equals = Tot. A.
minus - Vac. A.
equals = Proj. A.
minus - Prop. A.
equals =Net A
divided by /23
equals - =A./Yr

3-35



Table 17

Projected Industrial Potentials: Milwaukee Region and City of Milwaukee

Projected Employment in 2020 [1]
Employment in 1997 [2]
Projected Gain in Employment 1998-2000

Assumed Percent in Manufacturing [3]
Assumed Additional Employment in Manufacturing, 1998-2000
Square Feet per Manufacturing Employment [4]

Total Projected Manufacturing Square Foot Demand, 1998-2000

Assumed Percent in Wholesale Trade [3]
Assumed Additional Employment in Wholesale Trade, 1998-2000
Square Feet per Wholesale Trade Employee [4]

Total Projected Wholesale Trade Square Foot Demand, 1998-2000

Total Projected Industrial (Mfg. & W.T.) Square Foot Demand, 1998-2000
Less Vacant Industrial Square Feet in 1997 {5]

Total Projected Unmet Demand
Assumed 7% Vacancy Factor [6]
Projected FAR

Total Projected Acre Demand 1998-2000
Less Available Acres in Industrial Parks, 1997[7}

Projected Acre Demand 1998-2000
Less Acreage in City's Proposed Industrial Parks [8]

Projected Net Acre Demand, 1998-2000
Annual Acreage to be Absorbed per Year, 1998 to 2020
[1] Southeastem Wisconsin Regional Planning Commission

[2] Dun & Bradstreet
[3] See Market Overview section of the report.

2020
Region City
1,037,400 408,800
794,384 314,648
243,016 94,152
20% 23%
48,603 21,655
611 611
29,696,555 13,231,181
6% 5%
14581.0 4707.6
2,746 2,746
40,039,316 12,927,070
69,735,871.4 26,158,250.2
6,927,649.0 3,291,086.0
62,808,222 22,867,164
67,204,798 24,467,866
0.3 0.3
5,142.7 1,872.3
2,516.4 86.7
2,626.3 1,785.6
164.0 164.0
2,462.3 1,621.6
107.1 70.5

[4] Urban Land Institute, Business and Industrial Park Handbook, Average square feet per employee is
624 square feet for light industrial, 485 square feet for research & development, and 724 square feet

for industrial service uses, for an average of 611 square feet per employee for manufacturing-related uses,

and 2,746 square feet per employee for warehouse uses.
[5] The Polachek Company, 1997 Real Estate Market Survey.

[6] 7 percent vacancy rate is assumed to be conservative, rather than the 3.5 percent in the 1997 Real Estate Market Survey.

[7] 1997 Business Resource Guide for Metropolitan Milwaukee, Metropolitan Milwaukee Association of Commerce
adjusted for vacant acreage in city in improved industrial parks, January, 1998.

[8] Department of City Development, March, 1998

Source: Lockwood Greene Consulting
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As can be seen from Table 17, total unmet industrial demand is projected to
exceed 62.8 million square feet in the region and be nearly 22.9 million
square feet in the City over the 1998 to 2020 period. Multiplying the unmet
demand figures by a seven percent vacancy rate increases total projected
demand to 67.2 million square feet in the region and nearly 24.5 million
square feet in the City. Based upon a 0.3 FAR, this translates to 5,142.7 acres
of total unmet demand in the region and 1,872.3 acres of total unmet
demand in the City over the 1998 to 2020 period.

Subtracting vacant acreage from the total unmet acreage demand produces
the net unmet industrial demand in acres. This is 2,626.3 acres in the region
and 1,785.6 acres in the City over the 1998 to 2020 period. The City recently
approved development of the 64-acre Towne-Granville Corporate Park. In
addition, two industrial parks totaling 100 acres are in the planning phase at
the City’s Department of City Development (DCD), and likely will be
started over the next 12 to 24 months. Subtracting the 164 acres from the
projected demand of 2,626.3 acres in the region and 1,785.6 acres in the City
produces projected net demand of 2,462.3 acres in the region and 1,621.6
acres in the City through the 1998 to 2020 period.

Assuming the acreage is absorbed in equal increments over the 23 year 1998
to 2020 period, the region would absorb 107.1 acres per year to
accommodate the projected gain in industrial employment. The City's
absorption would be 70.5 acres per year. Thus, the annual average demand
for industrial acreage is projected to be 107.1 acres in the region and 70.5
acres in the City.

This projected demand could be satisfied by newly created industrial parks,
existing and new single user industrial sites, and by existing non-obsolete
industrial properties, not located in the improved industrial parks included
in the demand projections in Table 17. The available acreage in the
Menomonee Valley, if redeveloped for industrial uses, would help the City
meet this projected demand for industrial space.

The Menomonee Valley has a number of strategic assets which support and
enhance its redevelopment potentials for industrial uses. These include its
highway and rail accessibility; proximity to the Downtown and Port of
Milwaukee; accessibility to Mitchell Field; strong existing base of industrial-
related companies; ability of existing Menomonee Valley businesses to
attract technical, professional and managerial level employees; availability
of utilities; availability of business support services; presence of colleges and
universities; and City and regional support for economic development. The
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Valley also benefits from an important underutilized asset- the local
vocational and technical schools and community organizations which offer
training and programs.

The Towne-Granville Corporate Park and the two industrial parks
developed by private sector developers with City assistance should be used
as models for the CMC Shops Property. This would enable the future
industrial park to be most competitive to suburban and other industrial
parks located in the City. The future industrial park should have a
comprehensive plan; compatibility among operations; compatibility with
the area’s character; and design controls. It should also offer improved sites
as the vast majority of companies with expansion and location needs do not
like to look at sites in unimproved industrial parks.

Moreover, the future industrial park should be marketed to users which are
similar to those located in the former Land Bank and City-assisted parks.
This would include light manufacturing, wholesale trade and distribution
uses, such as the Menomonee Valley’s Standard Electric whose building
might be a prototype for future wholesale trade facilities.

As previously noted, the City of Milwaukee is committed to retaining and
expanding its industrial base through its own efforts as well as through
partnerships with private developers to develop industrial parks. MEDC is
also committed to retaining and expanding the City’s industrial base. In
1997, the City transferred 66 acres of land and the capital reserves of the
Land Bank to MEDC so that it could grow this important asset and use the
properties to create employment and new investment opportunities.

MEDC’s current land resource inventory totals 62.5 acres. According to
information obtained from DCD, 260 acres in the former Land Bank were
purchased in the 10 year 1988 to 1997 period, for an average rate of 26 acres
per year. Based upon this sales pace, the 62.5 acres of available MEDC land
could be sold in approximately two and one-half years. (Note: according to
DCD sources, the 26 acres per year is a conservative annual sales rate since
the former Land Bank did not have much marketable property to sell in the
past few years.)

In 1995-1996, the City assisted with the development of two privately-
owned industrial parks, each of approximately 40 acres. Of this total, 53.7
acres have been sold, leaving an inventory of 26.3 acres. If these 26.3 acres
are added to the current MEDC inventory of 62.5 acres, the 88.8 acres could
be sold in approximately three and one-half years, based on a conservative
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sales pace of 26 acres per year.

Table 17 shows a projected average annual demand in the City for
approximately 70.5 acres per year between 1998 and 2020. Redeveloping
the CMC Shops Property as an urban industrial park and redeveloping
appropriate vacant and underutilized properties for industrial uses would
help accommodate the projected long-term market demand for industrial
acreage and industrial space in the City. The Menomonee Valley properties
would also help meet the City’s and MEDC'’s strategic objective of having
40 to 80 acres of available industrial land for new, existing, expanding and
spin-off companies.

The greatest market potential in the Menomonee Valley is for the
development of sites for industrial users similar to those located in the
former Land Bank and City-assisted industrial parks, eg., light
manufacturing, research and development, warehouse and showroom
space, and distribution. These types of uses create job potential for
unskilled, semi-skilled, technical and professional level employees and pay
living wages.

Based upon the manufacturing companies already located in the Valley,
potential types of uses include food processing; printing and publishing;
furniture manufacturing and distribution; chemical-related research and
manufacturing, similar to Aldrich Chemical and Cerac; industrial and
commercial machinery and equipment; and industrial service and repair.

Another major resource for industrial development is the Wisconsin Electric
Power Plant. This facility provides steam heat and has ample additional
steam available for other users. The vacant land in proximity to the Plant
would be highly suitable for steam-using manufacturing, such as food
processing, and for other steam users, such as an industrial/commercial
laundry.

It is also recommended that the sites be marketed for warehousing,
showroom space, catalogue operations and distribution. The facilities for
these types of operations should be similar to and of the quality of two
newer Menomonee Valley businesses, Anderson Graphics and Standard
Electric. In addition, a training facility, dedicated to Menomonee Valley
employers, might also be established.

Retail Potentials

As previously described, there are a limited number of available sites to
accommodate the new large scale retail development and big-box retail uses
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in the close-in neighborhoods of the City. In addition, residents of these
neighborhoods, like those in the Menomonee Valley Study Area, often
travel from their neighborhood to do “price sensitive” shopping in the
newer power centers and at big-box chains.

Based on this lack of “big box” retail development in the City of Milwaukee
and its close-in neighborhoods, CMC proposes to develop a big-box
shopping center on its Shops Property. This site will be made accessible
through the roadway and parking improvements that will be undertaken in
conjunction with the construction of the new Brewer’s stadium.

The CMC proposal is supported by The Melaniphy Company of Chicago,
which completed market studies (Spring 1996) for CMC for a big-box center
and restaurant and entertainment uses on the CMC Shop site. The studies
analyze the demand for the center based upon the general radial trade area
criteria used by big-box retailers. That is, the primary market area consists
of a radial area of three miles, which is the area generally used by
supermarkets to assess development opportunities. The Menomonee Valley
Study Area is located within the primary trade area. The secondary trade
area is a three to five mile radial ring while the tertiary trade area is a five to
ten mile radial area. The proposed trade areas for the CMC Shops Yard
property are truncated on the east because of the Grand Avenue Mall in
downtown Milwaukee, making their easternmost boundaries 1-94.

The radial ring approach to defining shopping center trade areas is often
used because it enables any type of retailer to obtain a quick understanding
of a local marketplace. This approach does not take into full consideration
such key factors as the location of existing competitive stores and shopping
centers, natural and physical boundaries, trade area demographics, and
accessibility and driving time, making it possible to underestimate or
overestimate potential demand and retail sales. The proposed trade areas
and demand calculations in the report for the CMC Shop site are based on
the generic radial ring approach.

Based upon the trade area demographics, retail market activity, the limited
number of retail uses in the primary market area, and projected market
penetration (sales capture) rates, the Melaniphy study indicates that a
543,000 square foot big-box center could be supported on the CMC Shops
site.

The report recommends that the first phase be 385,000 square feet with
tenants that include a 65,000 square foot supermarket/drug store, a 125,000
square foot discount department store, and an electronics store, restaurants,
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book store, office supply store, family entertainment center and
miscellaneous retail stores. The second phase would total 158,000 square
feet with tenant types that might include a promotional department store,
home improvement store, cinema, sporting goods stores, restaurants
and/or miscellaneous retail space.

There is a lack of neighborhood and community-type retail space to serve
the residents of the Menomonee Valley Study Area and adjacent
neighborhoods. However, the type of space proposed by CMC and studied
by Melaniphy is inappropriate at this location and does not match the needs
of the residents. Certain issues need to be considered when assessing the
potential of developing a big-box retail center on the CMC Shops Property
and in identifying the highest and best use of the CMC site.

The issues include the following:

1. Zero Sum Game. Industry experts agree that retail is a zero sum game,
ie., there is only a limited number of available purchasing dollars in a
trade area. When new category killers, big-box stores and other types
of retailers enter into the retail pie (i.e., trade area), they take dollars
away from existing merchants, whether or not they are small “mom
and pops” or other category-killers and big-boxes. The sales revenues
of the new entrants are generated at the expense of other retailers in the
trade area, often putting existing stores out of business. This is why
Phar-Mor, Comp USA, well-established Service Merchandise and other
retailers are no longer in business, and why revenues have been so
disappointing for the Super K Mart Center. The number of retail
dollars available in a trade area cannot be expanded ad infinitum.

2. Retail Areas in the City and Suburbs. Construction of a big-box
shopping center on the CMC Shops Property will pull retail sales from
the Grand Avenue Mall in downtown Milwaukee as well as from the
City’s commercial corridors, like National and Wisconsin Avenues, and
its business improvement districts (BIDs). Currently, the City of
Milwaukee is committed to the success of the Grand Avenue Mall in
the downtown and to stabilizing and improving its commercial
corridors and BIDs, such as the Historic Dr. Martin Luther King BID.
The proposed big-box center would also take sales away from West
Milwaukee, West Allis and other suburban communities. The
construction and opening of a big-box center on the CMC Shops
Property would be done at the expense of all these existing shopping
centers, downtowns, business improvement districts and commercial
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areas.

3. Economic Development Return. The strategic goal of economic
development is to target those industries that will bring the greatest
economic return to an area or region. Manufacturing is at the high end
of the economic development spectrum. It is an “export “ or “basic”
industry because its products are sold to consumers outside of the
region, thereby bringing in outside expenditures and income and
supporting many service and retail industries. The retail industry is at
the low end of the economic development spectrum because it mainly
serves local customers and redistributes income already in the
community, rather than creating new income. Manufacturing will
bring the greatest economic return to the City of Milwaukee, and the
Car Shops and other sites in the Menomonee Valley are appropriate
locations to accommodate additional manufacturing and related types
of uses.

4. Jobs. A retail center is likely to generate lower paying, lower skilled
jobs than those that would be created by manufacturing and other
industrial-related uses that could be located in the Menomonee Valley.
Manufacturing jobs also offer the greatest opportunity for linking
employers, employees and future employees to vocational and
technical training from schools and community groups to improve
educational levels and skills. In addition, the number of jobs that are
generated per square foot of manufacturing uses exceeds the number
of jobs that are generated by the big-box uses proposed for the CMC
retail center.

5. Business Retention - Maintaining the Industrial Character of the
Menomonee Valley. Retail uses would conflict with the industrial
character of the Menomonee Valley and the operations of the Valley’s
existing manufacturers and other related types of businesses.
Establishing an industrial park would preserve the character of the
Valley that is desired by existing employers and which would help
retain them in their current Menomonee Valley locations. Business
retention is just as important as new business attraction for the City of
Milwaukee as 75 to 80 percent of growth in a local economy comes
from existing businesses.

6. Location. The CMC Shops Property and other vacant and
underutilized sites in the Menomonee Valley might be suggested as
possible retail locations because of their size and future availability.
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However, they are not located in a convenient accessible location since
vehicular, bus, and pedestrian access to these sites is constrained.
Other sites located on the bluff overlooking the Menomonee Valley,
sites located in the City’s commercial corridors, and sites located closer
to where residents live are more appropriate locations for retail and
commercial uses.

7. Projected Retail Sales. Retail sales in the CMC market study are likely
over-projected since the study does not include the recently-opened Pic
‘n Sav and Mega Mart located in the primary trade area at National
Avenue and 20th Street.

8. Accessibility. Accessibility is an important location criterion for retail
uses, and can significantly impact the profitability and viability of a
retail center. Accessibility to the CMC Car Shops property, for a future
retail center, is constrained. Accessibility is primarily dependent upon
the construction of an access road from Highway 41 to the new
stadium parking on the west side of the Highway. However, on game
days, this roadway likely will be very busy and congested with cars
driving to and from the parking lots. The site’s secondary access would
be by the proposed Canal Street extension through the Menomonee
Valley, but construction of this roadway is not assured.

9. Conflicts between the Uses. A retail center’s best shopping days and
hours are weekend days and weekday nights. These are the times
when many baseball games or other events are scheduled. Moreover,
the proposed center will likely have restaurants, and a cinema and
entertainment facilities are proposed. These types of uses are popular
throughout the day, but they usually are busier during the evenings,
especially on the weekends. These are times when special events,
concerts, and other activities might be held at the stadium. These time-
of-the day scheduling conflicts might cause traffic conflicts and
congestion.

Industrial park traffic is largely generated on weekdays between 7 A M.
and 9 P.M,, quite different from the patterns for a retail center. An
industrial park developed on the CMC Shops Property would cause
fewer traffic conflicts and less congestion.

For these aforementioned reasons, the highest and best use of the CMC
Shops Property is manufacturing and related industrial uses, not retail. The
Shops Property should developed with industrial uses in an urban

industrial park setting, similar to the former Land Bank industrial parks and
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City-assisted parks developed by private sector developers.

Retail and service uses that support the businesses in the Menomonee
Valley, such as eating establishments and office supplies, might be
developed in highly visible and easily accessible locations around the
periphery of the Valley. In addition, a limited number of supportive retail
and service uses might be an amenity in an industrial park developed on
the CMC Shops site. Businesses that could be included in the industrial
park are a restaurant(s) with take-out service and/or delivery, a
commissary that sells pharmacy-related goods, a dry cleaners and shoe
repair, and a business repair service establishment.

Retail and service uses are also recommended for the southeast part of the
Study Area near The Tannery Urban and Business Living Center. The
developer of The Tannery would like to include a restaurant/bar in the
complex. If additional former manufacturing buildings in that location are
redeveloped with commercial and residential uses, restaurants, retail and
service establishments would be appropriate at the sidewalk level. Possible
types of uses include new or used book stores, second-hand stores,
convenience grocery, dry cleaners, and a shoe and leather goods repair.

In addition, there are several riverfront sites, such as CMC’s Reed Street
Yard and Morton Salt, that might be redeveloped with specialty mixed-use
developments, including specialty retail, restaurants, service and
commercial uses, and possibly housing. Redevelopment with these types of
uses in this portion of the Study Area could serve to connect the
Menomonee Valley with the rejuvenating Historic Third Ward.

Office Potentials

The Menomonee Valley has limited competitive office space. The
commercial space in The Tannery Urban Living and Business Center is the
first competitive office space that has been redeveloped in the Menomonee
Valley Study Area. It also is the first adaptive reuse project to be
redeveloped for commercial and residential uses in an area composed of
similar types of former manufacturing and related buildings. Within two
and one-half years, its commercial space is 100 percent leased to tenants
who include the Milwaukee Business Journal and PrimeCo. The Tannery
has met with greater and quicker success than its developer anticipated.

A number of the vacant buildings in this southeastern portion of the Study
Area near The Tannery have historic interest and character. Given the
success of The Tannery, it is recommended that other buildings could be
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rehabilitated for office and complementary service and commercial uses.
Potential tenants might include insurance, accounting and medical/dental
offices. These types of commercial and professional uses could serve the
residents living in the Walker’s Point neighborhood as well as those in The
Tannery loft apartments and in any other residences developed in this area.

Parks, Recreation and Related Uses

Facilities for leisure activities represent another category of possible future
uses for vacant or underutilized properties in the Menomonee Valley. As
previously noted, one proposal envisions a hotel and entertainment
complex which might possibly include a theme park.

The Consulting Team has not conducted a detailed review of the potential
market for hotel and recreational facilities of this magnitude in the Valley
because it is beyond the scope of this study. However, it is our conclusion
that such developments would not be feasible in the absence of large-scale
expenditures for infrastructure beyond those already planned to
accommodate the new Brewer’s Stadium, Miller Park. Further, a major -
recreational complex could seriously conflict with the operations of existing
firms in the Valley, thereby jeopardizing their future expansion and long-
term viability. Our surveys indicate that this concern is widely shared by
Valley stakeholders.

The only tract large enough for a theme park would be the CMC Car Shops
site. The same objections to the use of this site for a large retail center would
apply with even greater force to a large recreational complex. Significant
vehicular and pedestrian traffic would be generated in the western Valley,
adding to the already heavy demands of Miller Park. This traffic would
interfere with track and rail movements essential to the operation of Valley
industries. The accompanying safety problems for recreational visitors
would be both serious and difficult to solve. A rebuilding of the street and
highway infrastructure of the Valley would be needed to make traffic flows
to a major recreational complex, in addition to Miller Park, compatible with
the traffic generated by Valley industries.

As in the case of a retail center, the jobs created by a recreational facility
would typically provide lower pay and benefits and less stability than
would industrial jobs. Finally there is serious doubt that a site in the
western Menomonee Valley would be attractive to the family recreation
seekers who attend events on the Lakefront or travel to the Great America
theme park, just south of the Wisconsin-Illinois state line. Even if access
issues could be resolved, the heavily traveled overpasses, frequent and
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noisy truck and train movements at ground level, massive industrial
buildings and inevitable industrial odors in the western part of the Valley
would create a less than inviting setting for a large-scale leisure activity.

The proposed expansion of the Potawatomi Casino in the vicinity of 16t~
and Canal Streets would also have significant impacts. While a substantial
number of new jobs would be created, auto and bus traffic into the Valley
would greatly increase. An assessment of the feasibility and desirability of
this expansion must take into account the opposition to gambling on moral
and social grounds, and the uncertainty about future changes in the tribal
compact with the State of Wisconsin. The moral, social and political issues
related to Indian casino gaming are not within the scope of this study.

In contrast to large-scale developments, an expansion of less intensive
recreational uses would be compatible with physical conditions in the
Valley. Such uses could include biking, nature walks, boating, fishing and
outdoor games. The Henry Aaron State Park Trail will provide
opportunities for residents to engage in these passive recreational activities.
While many of the Valley employers interviewed and surveyed indicate
they are concerned about the Henry Aaron State Park Trail, especially its
segment which will extend through the heavily industrial built-out area of
the Valley, they would welcome the creation of more green space.

Green space and outdoor recreation facilities could be expanded or created
at relatively low cost and would greatly enhance the appearance and image
of the Valley. This would contribute to the long-term economic viability of
the Valley by making it a more appealing place to work and visit.

The undeveloped portions of the riverbank, which already have extensive
natural vegetation, offer significant potential for the future expansion of
green space and related recreation. Due to its location in the floodplain and
its environmental conditions, the CMC Car Shops Property would be
suitable for low impact recreational facilities, such as ball fields, soccer
fields, bike and walking paths and an exercise course. These could be
developed on the property, on an interim basis, as a means of landbanking
the acreage until any necessary environmental remediation is completed
and industrial demand for the property exists. They also could be
temporary amenities of a future industrial park or permanent amenities that
are used advantageously for marketing initiatives.

Specific tracts suitable for future green space and outdoor recreational
development in the Menomonee Valley are identified in the Land Use
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Analysis.

Summary of Recommendations

Based upon the assessment in this Market Overview, the Consulting Team’s
market-based recommendations for industrial, retail, office/service and
park uses in the Menomonee Valley Study Area are summarized below.
These recommendations should enable the City of Milwaukee to enhance
and grow its competitive position in the region’s economy, and focus on
retaining the Menomonee Valley as a vibrant industrial center in the heart
of the City of Milwaukee. Recommendations are also included for parks
and recreational types of uses and opportunities.

¢ Industrial Development - Industrial uses, e.g., light manufacturing,
research and development, warehousing, showrooms, and similar uses,
should be developed on selected vacant and underutilized sites (See
Land-Use Analysis).

e Industrial Park - A planned industrial park, comparable to those in the
City’s former Land Bank program and to the industrial parks developed
by the private sector with City assistance, should be developed on the
CMC Shops Property by CMC. Appropriate uses in the industrial park
would include light manufacturing, research and development,
warehousing, showrooms, distribution facilities, and complementary
offices. A training facility for Menomonee Valley employers and
employees might also be established.

e Retail and Service Uses - Limited retail and services uses could be
developed as a component of the prospective industrial park as well as
in highly visible and accessible locations around the periphery of the
Valley. These uses could support the businesses located in the heart of
the Menomonee Valley. Representative types of uses include
restaurants, office supplies, and repair shops.

* Specialty Retail and Support Services - Uses such as restaurants, new
and used bookstores, secondhand stores, and craft shops would be
appropriate in the southeast part of the Study Area near The Tannery
Urban and Business Living Center. These might be located as first floor
uses in buildings redeveloped similar to The Tannery, or they could be
components of mixed-use River redevelopment sites. This type of
development would link the Menomonee Valley with Walker’s Point
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and the rejuvenating Historic Third Ward.

e Office - A number of buildings near The Tannery complex might be
suitable for adaptive reuse and conversion to office space for commercial
and professional tenants. Some of the buildings are vacant, and many
have historic interest and character. By redeveloping them for office and
service use, such as accountant’s offices or medical/dental space, the
business could serve others in the area as well as the residents of the
Walker’s Point neighborhood and the future residents of mixed-use
projects, like The Tannery.

e Parks and Open Space - Green space and outdoor recreation facilities
should be expanded or created. This would greatly enhance the
appearance and image of the Menomonee Valley. The undeveloped
portions of the riverbank, which already have extensive natural
vegetation, offer significant potential for the future expansion of green
space and related activities. Sites that are not suitable for future
development might also provide opportunities for parks and open
space. A portion of the CMC Shops Property could be developed as
parkland or for low impact recreational activities. However, if
environmental conditions on the Car Shops property are
insurmountable, the entire site could be developed as parkland and/or
for recreation activities.

The recently-funded Henry Aaron State Park Trail will extend through
the Menomonee Valley. It will provide opportunities for residents and
others to engage in passive recreational activities, such as biking, hiking,
and visiting natural and cultural interpretive sites. Singly and in
combination, these park and open space recommendations would
contribute to the long-term economic viability of the Valley by making it
a more appealing place to work and visit.



Section IV - Engineering Analysis

Access And Circulation
Existing Vehicular Access and Circulation

Interstate 94 (I-94) parallels the Menomonee Valley on the north and crosses
southerly over the Valley at the east end near N. 8th Street. Access to I-94 is
at N. 25t Street and W. St. Paul Avenue and at N. 13t Street.

Local street access into the Valley is available from 6th Street, 11th Street, 13th
Street, 16% Street and 25t Street. The Falk Corporation has a privately
maintained roadway access to N. 32nd Street from West Greves Street.

Public Transit

The Milwaukee County Transit Service operates several bus lines within the
Menomonee Valley area.

Route 2, Metrolink Southwest Express operates between the
Downtown Transit Center and Southridge Mall, crossing the
Menomonee Valley on the 16th Street Viaduct

Route 6, Quad/Graphics West Allis operates between N. Teutonia
Avenue and W. Capitol Drive to N. 108th Street and the Milwaukee
County Zoo, crossing the Menomonee Valley on the 27th Street viaduct

Route 8, Quad/Graphics Sussex/Pewaukee operates between S. 1st and
W. Mitchell Avenue and W. Silver Spring to Sussex/Pewaukee, crossing
the Menomonee Valley on the 35th Street viaduct

Route 13, St. Paul Avenue B Michigan Avenue line provides east-west
service along St. Paul Avenue from the Downtown Transit Center to N.
47t Street. This is the only bus service operating in the Valley.

Route 18, National Avenue provides east-west service from N. 15t and
W. Wisconsin Avenue to S. 124% and W. Greenfield, crossing the
Menomonee Valley along Plankinton/2nd Street

Route 19, Martin Luther King Drive-S. 13t Street provides service from
N. 35% and W. Silver Spring, N. Martin Luther King Drive and south to
S. 43« and W. Greenfield, crossing the Menomonee Valley along
Plankinton/2nd Street

Route 20, S. 16%-20% provides service from the Downtown Transit
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Center along Wisconsin Avenue, south to 20t Street and W. Wood,
crossing the Menomonee Valley along the 16t Street Viaduct

e Route 27, 27t Street provides service from W. Hampton Avenue and N.
Green Bay Avenue to S. 27t Street and W. College Avenue, crossing the
Menomonee Valley along the 27th Street viaduct

¢ Route 35, 35t Street provides service from W. Capitol Drive and N. 35th
Street south to Southridge Mall, crossing the Menomonee Valley along
the 35t Street viaduct.

The Milwaukee County Transit Service does not have plans for additional
service to the Menomonee Valley at this time.

Pedestrian Access and Circulation

Pedestrian access to the Valley is provided by direct access on 11t and 13t
Streets. Indirect access to the Valley is provided by stairways from the 16t
viaduct and the 27t viaduct.

Pedestrian access is being improved through two projects. The City of
Milwaukee is in the process of constructing portions of the Riverwalk
system in the Valley.

The other improvement for pedestrian access is the Henry Aaron State Park
Trail. This was a project undertaken by the Wisconsin Department of
Natural Resources (WDNR) in partnership with the National Park Service
and the Menomonee Valley Greenway Advisory Committee. The WDNR
Board approved the Study on October 23, 1996 and by Governor Tommy G.
Thompson on February 10, 1997. The State of Wisconsin Legislature’s Joint
Finance Committee has unanimously authorized $690,000 in funding for
development of the Trail over the next two years for wetland creation and
streambank stabilization; trail development, including a river access and a
bridge; landscaping of the river banks and recreation areas, and for signs
and other site amenities.

Railroad Circulation

CP Rail operates 24-hours a day Monday through Friday, and 2 shifts
normally operate on weekends. There are 16 scheduled road trains per day,
including 2 between Milwaukee and Minneapolis and 10 between
Milwaukee and Chicago. Unscheduled road trains can increase the total
daily operations by as much as 50%. Wisconsin Rail and Amtrak also
operate in the Valley on CP Rail tracks.

42



There are 2 main line tracks through an east-west corridor in the Valley. The
main line on the north side of the Valley through the Amtrak terminal and
continuing west along W. Mount Vernon Avenue is the passenger line. The
main line on the south end between the South Menomonee Canal and the
Burnham Canal is the freight line. Several businesses in the Valley have
observed that a significant number of movements on the passenger line are
freight. There are regular delays for several minutes of vehicles traveling on
13t Street at the crossing of Mount Vernon due to freight trains blocking the
intersection.

Operations in the West Yard, Airline Yard and Adams Yard consist of
Industrial Switching, Car Classification and Fill Trains. There are 4 to 7
operations assignments per shift. Switching occurs daily at St. Mary’s
Cement, whereas Miller Compressing switching occurs on the 3t shift. The
road trains and yard activities result in about 50 movements per day in the
area of 27t Street.

All of the yards in the Valley are active. The Airline Yard has 8 tracks, West
Yard has 17 tracks and Adams Yard has 14 tracks. Adams Yard is where 30
to 40 cars are being stored on 5 tracks waiting to be sold. Adams Yard is
also being considered to be rehabilitated, possibly to be upgraded to an
Industrial Classification. A decision regarding the rehabilitation of Adams
Yard is anticipated in 1998.

CP Rail has 4 bridges that cross the Menomonee River at 25t Street
extended. These bridges restrict the navigability of the Menomonee River.
CP Rail is willing to consider replacing these bridges to improve navigation
of the Menomonee River.

CP Rail expressed concern about increased vehicular and pedestrian activity
that would occur with the Canal Street Extension and the Henry Aaron State
Park Trail. The concern is for the health and welfare of the public as well as
potential conflicts, especially in the area of 27t street. There are several
ways to reduce the potential for conflicts between railway operations and
vehicles or pedestrians. One is to combine the Canal Street Extension and
the Henry Aaron State Park Trail as proposed. Another is for CP Rail to
shift freight movements exclusively to the dedicated freight line, minimizing
the potential conflicts with pedestrians and eliminating freight from passing
through the Amtrak passenger terminal.
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Proposed Canal Street Improvement and Extension

A study for the improvement and extension of West Canal Street was
conducted for the City of Milwaukee by BRW dated February 1995. The
recommended alternative is summarized below and shown on Figure 2.

The west terminus at USH 41 has been positioned to tie into the New South
Access Road at Miller Park. The south access road will intersect USH 41
with a partial cloverleaf interchange, providing access to the north and
south. Proceeding east, the alignment crosses the river and continues on the
north side of the river with approximately a 50-foot buffer between the
south right-of-way line and the riverbank. Approaching 35t Street the
alignment crosses the river again passing under the 35t Street viaduct. The
area traversed by the alignment between the two river bridges is in the 100-
year floodplain. The planned grade line of Canal Street is shown to be infill
and above the estimated 50-year flood elevation.

Between 35th and 27t Streets, the roadway crosses the Airline Yard area, a
parcel of land between W. Canal Street and the river with a depth of over
200 feet. At 27 Street the alignment is located in the span immediately
north of the Airline Yard tracks.

East of 27t Street the alignment crosses the railroad yards in the central
valley area, intersecting with the centerline of the existing joint Canal
Street/railroad spur right-of-way near 20th Street. At about 20t Street, a
new intersection is developed to connect W. Pittsburgh Avenue extended
and W. Canal Street.

From 20t Street east to 17* Street, the alignment is centered on the existing
110-foot right-of-way currently occupied by the railroad spur and existing
Canal Street. The railroad spur is relocated out of the Canal Street right-of-
way.

Between 16t Street and Emmber Lane, the alignment is curved to provide
increased clearance to the Traffic Engineering and Electrical Services
Division building. Between Emmber Lane and 11th Street, the proposed W.
Canal Street alignment utilizes the existing 110-foot right-of-way.

Between 11t Street and 7t Street, the existing right-of-way is 72 feet. Near
7t Street the alignment curves to the east, crossing 6t Street approximately
100 feet south of the current crossing. The 6t Street viaduct across the Valley
is currently being redesigned by the City of Milwaukee, Department of
Public Works, (DPW). DPW has recommended an alternative for an at-
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grade intersection with Canal Street.

East of 6t Street, the alignment crosses the South Menomonee Canal and
connects with W. Pittsburgh Avenue. The structure over the South
Menomonee Canal is proposed as a 280-foot Bascule bridge with a 150-foot
opening. Between 3t Street and 2°¢ Street the alignment is centered on
Pittsburgh Avenue.

The Canal Street Extension and Improvements would provide a means to tie
Miller Park, the Historic Third Ward, Downtown and the Lakefront together
in a beneficial manner. It would also improve access to the interstate system
at the Stadium Interchange and at the reconstructed 6% Street. Such
connections could influence circulation, land use, open space and economic
development policies for the immediate area. This east-west corridor may
also provide the opportunity to provide public transit bus service from the
Stadium to Downtown through the Valley. This may encourage
entertainment businesses, residences and hotels in the Downtown and
Historic Third Ward areas to provide/promote shuttle services to Stadium
events. The Canal Street Improvement could serve as an important relief
route during construction activities on I-94.

The Canal Street Extension and Improvement also would provide the
opportunity to highlight entry gateways into the Valley to establish an
image and character of the area for economic development purposes. The
gateways could be:

The new Bridge over the Canal near Pittsburgh;
The 6 Street/Menomonee River Bridge;

The 6t Street/Menomonee Canal Bridge;

The Emmber Lane Bridge; and

The 25t Street Bridge.

Figure 2, on the next page, shows the following:

o Alignment of W. Canal Street as recommended in the BRW Study

» Extension of W. Pittsburgh Avenue as recommended in the BRW Study

e Relocated railroad spur from W. Canal Street as recommended in the
BRW Study

* Closure of lower 16t Street as recommended in the BRW Study

e Reconstruction of USH 41

o Miller Park River East Parking Lot

e Henry Aaron State Park Trail
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Other Roadway Improvements Underway

DPW is presently programming three roadway improvement projects in the
Menomonee Valley. The City has retained a consultant engineering team to
design improvements for the 6t Street viaduct. The recommended
alternative includes an at-grade intersection with W. Canal Street. The
horizontal alignment curve at the north end of 6% Street will be improved.
Also, the intersection of 6t Street with Virginia Street is part of the 6t Street
design. Construction is planned to begin in 2000.

Another improvement underway is replacement of the Emmber Lane
Bridge. The intersection of Canal Street and Emmber Lane will be
reconstructed to provide improved capacity and turning maneuvers.
Construction is planned to begin in August, 1998.

Environmental Conditions

Soils

SEWRPC notes there are three principal aquifers underlying the
Menomonee River Watershed: Sandstone Aquifer, deepest of the three, the
Dolomite Aquifer and the Shallow Sand and Gravel Aquifer. The latter two
are hydraulically interconnected and are sometimes considered a single

aquifer. Maquoketa Shale (generally 150 to 200 feet thick) separates the
Sand and Gravel and Dolomite aquifers from the Sandstone aquifer.

The most significant environmental issue facing the development of the
Menomonee Valley is the potential for soil and groundwater contamination.
Once a marsh and wetland, the Valley was filled in the 1850's with a
combination of clean soils, waste materials, and cinders. These substances
have decomposed over the years, creating toxic substances that have
infiltrated soils, groundwater, and rivers.

The processing plants, foundries, manufacturing plants, and railroad
maintenance shops that occupied the area for the last 100 years also utilized,
stored and disposed of chemicals that are now classified as health and safety
hazards. The type of fill material that has been used throughout the Valley
has resulted in the WDNR defining the entire Menomonee Valley as an
abandoned landfill. Wisconsin Administrative Code Chapter NR500
prohibits construction on an abandoned landfill. Therefore, proposed
development projects in the Valley have to submit a Request for Exemption
to Build on Abandoned Landfills, per NR504.07 (9).
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While a comprehensive analysis of soil and groundwater contamination in
the entire study area has not been conducted, several sites in the
Menomonee Valley have been investigated as part of proposed land
development and transportation improvement projects.

The western section of the Menomonee Valley study area, bounded by
Hawley Road to the west, and 32nd Street to the east, has the greatest
likelihood for contamination. Former home to the Milwaukee Road
Railroad, the area was used for construction and repair of boxcars and
locomotives, materials storage, and storage of railroad cars. ‘ Activities at the
site also included painting, foundry operations, oil changes, and fueling.
Most of these activities took place at the Milwaukee Road Shops complex
located east of the Menomonee River. Railroad activity was not confined to
this site, but spread west of the river to 44t Street and south of the river to
the bluff. These areas were used for railroad tracks and storage of railroad
cars and materials. Activities in this area also include metal salvage
operations.

The eastern end of the project area bounded by 1-94/143 on the west and
Milwaukee River on the east also has the potential for contaminated sites.
Previous uses in this area included tanneries, chemical plants, chemical
warehouses, commercial coal piles, salt piles, railroad right-of-way, and
cement manufacturing plants.

Sites in the Valley have undergone Phase II, IIl and IV Environmental
Assessments and are on file at the WDNR. Section 5 of this report, Land Use
Analysis, describes four priority development areas, which are shown in
Figure 8. The following summarizes the findings and recommendations for
remediation of sites in these development areas.

Priority Development Area A
Site RR-2 (Phase II)

e RCRA hazardous metals, SVOC, VOC, leaded gas, diesel, fuel oil
waste 0il contaminants in soil

e 85 cubic yards of lead contaminated soil

e The hazardous materials in drums stored in a trailer dumped by L &
R Crane was reported cleaned up in June 1993. A closure request is
under review by the WDNR.

Priority Development Area B
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There are no environmental assessment documents on file with WDNR
for sites in this development area.

Priority Development Area C

There are no environmental assessment documents on file with WDNR
for sites in this development area.

Priority Development Area D
Potential Development Site V-11 (Phase II)

e RCRA hazardous waste, SVOC, VOC, diesel, leaded gas, unleaded
gas, and fuel oil contaminants

Potential Development Site M-2 (Phase II)

e Emmpak requests to construct 87,000 ft2 on site submitted to WDNR
for approval in October 1997.

* Soil is fill material 10" to 12’ thick, underlain by organic rich clayey
silt with interbedded loose silty fine sand seams, frequent snail shell
remnants.

e Ground water is 3’ to 6 below grade
e Methane investigation determined no harmful levels of gas present.

Other sites in the Valley which have environmental assessment documents
on file at the WDNR are shown in Table 18. Sites in the Valley which have
environmental assessment documents prepared for the City of Milwaukee,
Department of City Development are also shown in Table 18.

Sites with soil and groundwater contamination, known as brownfields, will
affect the implementation of land use plans. Recently, the State of Wisconsin
and the Federal government have enacted legislation that will offer new
opportunities to encourage the reuse of developed real estate. The State of
Wisconsin enacted the “Brownfields Initiatives Package” on October 11,
1997 which offers a mix of liability reforms and financial incentives.
Financial incentives include awarding $10 million in grants over a two-year
period to individuals, municipalities or local development corporations, and
offering $4 million in loans through the Wisconsin Housing and Economic
Development Authority.

On August 5, 1997, the federal government enacted the Taxpayer Relief Act
which offer a $1.5 billion in incentives for environmental cleanup costs for
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properties in targeted areas.
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Groundwater

The Menomonee Valley is in the heart of the Milwaukee Harbor Lake
Michigan estuary. In this complex hydrogeologic system, groundwater
elevations and flow are quite unpredictable, and, in fact, may reverse
direction over time. As the Valley was reclaimed in the mid 1800’s from rice
marsh and tamarack swamp, it was filled with any available material
(including household and industrial waste, demolition debris, excavation
material, foundry sand and dredging spoil) Thus, the likelihood for
contamination of the groundwater is high, although largely undocumented.

Due to these factors, as well as the historic industrial operations of Valley
businesses, the determination of a specific cause for any groundwater
condition is difficult, at best, to make. It follows further that, for a specific
site, it is almost impossible to develop an effective remedial action plan to
clean up the groundwater.

However, because of the Valley’s development potential, the City of
Milwaukee applied for and has recently received a grant from the U.S. EPA
to study the groundwater condition in the Menomonee Valley. This study
should lead to an area-wide solution to groundwater problems and thus
facilitate redevelopment.

Floodplains

Future development in the study area will need to consider the flooding
characteristics of the Menomonee River. Both the WDNR under Chapter
NR 116 of the Wisconsin Administrative Code, and the City of Milwaukee
zoning regulations place restrictions on development that can occur in flood
impacted areas. The river along with its south canal plays a significant role
in defining the Valley landscape, and runs through the study area and
enters the Lake Michigan/Milwaukee Harbor Estuary at the Falk
Corporation dam near 29th Street.

The Menomonee River is one of eight perennial and intermittent streams in
the Menomonee River Subwatershed. The River drains an area of about 135
square miles of which approximately 50 percent is urbanized. Overland
flooding of buildings has occurred periodically in the West Canal Street
Study area. Structural flood control works in the Valley have helped to
alleviate overland flooding problems. These controls include a 0.50-mile
long flood wall at the Falk Corporation property near the 27t Street Viaduct,
a 0.64-mile long sheet pile flood wall on the east side of the Menomonee
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River at the Shops Site, and a 0.49-mile long earthen dike along the south
side of the former railway yards. The 0.64-mile flood wall is being removed
as part of the Miller Park development The east river bank will be cut back
and greenspace area is being created.

The Falk Corporation has a low head sheet metal dam structure located
upstream of S. 29th Street. The dam is to provide a constant source of water
for a steam electric generator that was used as a backup power source.
According to a representative of the Falk Corporation, the company has
upgraded its electrical system and the steam electrical generator is no longer
needed as a backup power source. The representative stated the Falk
Corporation is interested in having the dam removed. According to the
BRW Study, the dam is not hydraulically significant and could be removed
without affecting the floodplain. The Menomonee Valley Conservation
Project, Phase I Feasibility Study, dated March 5, 1996, was prepared by R.
A. Smith & Associates, Inc. for the City of Milwaukee. The Feasibility Study
estimates the cost to remove the dam is $10,000.

Flood-prone areas in the Valley are delineated in the Federal Emergency
Management Agency Flood Insurance Study flood profile mapping, 1987.
This study identified the floodwater elevations along area streams, which
would occur during a 100-year or regional flood. A regional flood is defined
as a flood which might be expected to occur once every 100 years or has a
one percent chance of occurring in any one year. Lands with elevations
lower than the regional flood elevation along the river are mapped as
floodplain and are subject to local and state development restrictions.

The 100-year floodplain, shown in Figure 3, covers a significant part of the
study area, beginning near the South Menomonee Canal to the east and
continuing to the point where the river parallels 44t Street to the west. For
the study area east of 16t Street, approximately 30 acres are located within
the 100-year floodplain. An additional 60 acres of land between S. 27th Street
and 16th Street fall within the floodplain zone. Most of the area between 27t
Street and the western banks of the Menomonee River are also included in
the floodplain. The one exception is the former railroad Airline Yard,
located south of the river between 27t Street and 35t Street.

On June 20-21, 1997, southeast Wisconsin experienced a 30-hour rainfall,
which caused significant flooding. According to City of Milwaukee and
MMSD precipitation gauges, Milwaukee received between 5.39”and 7.64”of
rainfall. This storm exceeded a 100-year event in Milwaukee.
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Anticipating the potential for future development in the Valley, the City of
Milwaukee and several potential developers have investigated methods of
protecting the area from overland flooding. In 1990, SEWRPC prepared a
Storm Water Drainage and Flood Control Plan for the Milwaukee
Metropolitan Sewerage District.

This report, prepared at the Sewerage District’s request, developed a flood
control plan for a portion of the Valley bounded on the north by the
Menomonee River, on the south and east by the Burnham Canal and the
South Menomonee Canal extended, and on the west by 27th Street. Flood
protection alternatives were developed for the area east of 16 Street. Some
of the actions recommended in the plan include: flood-proofing structures,
fill placement, regrading/repaving parking and materials storage areas,
raising storm sewer inlets, manholes, railway tracks, and constructing flood
walls.

Stormwater retention is vital to decreasing the risk of overland flooding in
the Menomonee Valley, and can help support successful development. It is
important that the City of Milwaukee require any development to have
proper stormwater retention, and that it meet the relevant City of
Milwaukee stormwater management ordinances.

The low-lying areas in the floodplain west of 351 Street will require flood
protection before development can occur. Development studies of this area
have considered removing the lands from the floodplain by filling or flood-
proofing the area by levee construction. The fill option would remove the
area from the floodplain, and after zoning and mapping modifications,
would eliminate any additional floodplain-related requirements or
liabilities. This option can create aesthetic and roadway grade problems for
adjacent low-lying properties.

The levee option is a more complex alternative, requiring City approval,
maintenance and annual inspection by engineering staff. = Although
protected from flooding, areas with levees may still require floodplain
insurance.

As indicated in Figure 3, the proposed alignment for West Canal Street will
cross the 100-year floodplain between 35t and 44t Streets. The alignment
would be placed on fill in this area to above the 50-year flood elevation level.
Crossing and filling a section of the floodplain may have some backwater
effects for the area north of the river. In addition, the proposed alignment

calls for the construction of two new bridges, which also have the potential
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for creating backwater effects.

The proposed alternatives for flood protection and the proposed alignment
for West Canal Street are all based upon the current FEMA flood map.
However, several studies have been conducted since the floodplain map
was last updated in 1987. They include:

The Menomonee Valley Conservation Project, Phase I Feasibility Study
by R.A. Smith;

Flood profiles prepared for the Menomonee Valley River, from its mouth
at Lake Michigan to 500 feet below 1-94 by HNTB as part of the Miller
Park project;

The Menomonee River Drop Structure removal project, prepared by
Inter Fluve, Inc., which modeled Menomonee River flows from 500 feet
below the 1-94 bridges to the private bridge 2,000 feet above the drop
structure;

A watercourse study underway by the Milwaukee Metropolitan
Sewerage District.

Based upon the findings of these studies and the changes that have occurred
and might yet occur in the Menomonee River due to removal of the sheet
piling on its east bank near Miller Park and the removal of the drop
structure, it may be a good idea to consider updating the floodplain map for
the Menomonee Valley.
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Wetlands

The topography of the Menomonee Valley has changed substantially over
the last 150 years. Once a marsh and wetland surrounded by steep bluffs,
the process of filling the area began in the 1830’s. Fill material came from
grading of the bluffs, residue of dredging operations, and household and
industrial waste. Current mapping shows no wetlands in the area that
would affect the development of the roadway or future land development.
Interviews with U.S. Army Corps of Engineer officials indicate that the
Valley is no longer classified as a wetland, and thus no special USACE
permits are required for development.

Water Resources

The proposed use of the Menomonee River as a recreational resource and
natural amenity in the Menomonee Valley Study area will depend, in part,
on improving water quality conditions in the river. River sampling studies
conducted by the Milwaukee Metropolitan Sewerage District (MMSD) from
1979 to 1988 detected above average levels of several metals including lead,
cadmium, copper and zinc. Bottom sediments from the river and canals
showed evidence of PCB and DDT contamination. Historical data also show
violations of bacteria and fecal coliform standards. Further, the river water
quality may be affected by the heated water discharge from the WEPCO
generating facility. Downstream of 45% Street, the river is currently
classified as restricted for recreational uses. While sport-fish attempt to
spawn in the river, low dissolved oxygen levels and the concrete lining of
the river have affected their success.

Water quality in the Menomonee River has also been impacted by the flow
of contaminated groundwater from the industrial valley. These flows,
which have contained chloride, cadmium, iron and other substances, have
decreased over time and are not considered a significant source of pollutants
to the river.

Several factors contribute to the poor water quality conditions in the
Menomonee River. Significant pollutants are generated by the six combined
sewer outfalls that discharge to the South Menomonee Canal. In addition,
non-point storm water runoff from surrounding industrial land uses and the
large urbanized area that drains into the river may have negatively
impacted water quality. Stockpiles from coal and salt storage, scrap iron,
auto salvage operations, and other recycling activities may have contributed
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pollutants including toxic contaminants.

The recent Milwaukee Metropolitan Sewerage District $2.3 billion
Milwaukee Water Pollution Abatement Program (MWPAP) has reduced
pollution levels. According to the Milwaukee Harbor Estuary Study
conducted by SEWRPC, the deep tunnel should reduce the deposition of
sediments in the Menomonee River by 50%.

The Army Corps of Engineers is responsible for dredging the Menomonee
River. The river is dredged along the centerline for a width of 50-feet, and to
a depth of 18 to 21 feet. Dredging occurs from east of 25t street to its
confluence with Lake Michigan. Before the deep tunnels were placed in
service, the Corps removed approximately 200,000 cubic yards of sediment
every 2 years, disposing of the material at a facility near the South Shore
Yacht Club. Now the Corps has been dredging once every five years and
the rate of sedimentation is approximately 50,000 cubic yards. Therefore, the
deposition of sediment reduction has met the anticipated reduction of 50%.

While municipal point source abatement in the headwaters has improved
water quality in the Menomonee River, storm water management programs
to control urban runoff will be a key to additional quality improvements.
Development plans for the Valley will need to include provisions for
effective management of non-point source pollution created by storm water
runoff.

Water Resources Improvement Projects

MMSD has recently awarded two design projects to improve water and
environmental qualities of the Menomonee River. The Central Metropolitan
Interceptor Sewer (MIS) was not repaired or replaced during the MWPAP
since its condition could not be investigated because there was no place to
divert the flow. Now that the Inline Storage System is complete, existing
sanitary flows from the Central MIS can be diverted so that inspection and
construction activities can occur.

The purpose of the Central MIS Improvement Project is to replace,
rehabilitate and upgrade about 36 miles of pipeline, which carries 60 percent
of the district’s wastewater flow, and serves 14 of the 28 communities served
by MMSD. The project would also fix and replace 700 manholes constructed
between 1885 and 1925. This project will integrate the new system with the
MMSD’s Inline Storage System.

The project goal will be to reduce the risk of structural failures and cave-ins
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that could potentially result in injury, death, property damage, the
interruption of sanitary sewer service for prolonged periods, the discharge
of raw sewage into local waterways, or sewer backups that could threaten
the public health or welfare.

A new MIS Relief Sewer for the Menomonee Valley is proposed as part of
the Central MIS project. The new MIS could be constructed either north or
south of the Valley to minimize construction in the poor soils known to exist
in the Valley. Rehabilitation of the existing MIS in both the Canal and Bruce
Streets subregions is also recommended pending findings of the system
investigations. The new MIS could allow abandonment of the existing
Pump Station at 42rd and Mt. Vernon Avenue.

The other MMSD project presently under design is for the removal of the
Menomonee River drop structure at North 45% and West State Streets and
the naturalization of the river channel. The goal of the project is the
restoration of the Menomonee River to a more natural state, while not
increasing the risk of flooding for the area adjacent to the drop structure,
along with downstream areas.

A draft Pre-Design Memorandum for this project, dated January, 1998, was
prepared by Inter-Fluve, Inc., identifying seven alternatives. MMSD has
begun the design and engineering work necessary to remove the drop
structure and approximately 1,000 feet of downstream concrete channel.
Removal of the concrete channel would require the construction of a 1,000
foot, four foot high flood wall on the west side of the Menomonee River to
contain the slight rise in water level in that area. However, Inter-Fluve
studies have determined that there would be no increase in flood water
levels or possible flooding downstream of the project area as a result of the
removal of the drop structure and naturalization of the river channel.

MMSD officials have said that if necessary easements for the flood wall are
easily secured, and the necessary permits from the WDNR issued in a timely
fashion, construction could take place in 1998. If not, the removal of the
drop structure and the naturalization of the river channel would take place
in 1999. The awarding of a construction contract for the project must still be
approved by the MMSD Commission.

An investigation of sediment removal from the concrete lined channel was
conducted by MMSD concurrent with the Drop Structure Removal Project.
The 1996 study, Menomonee Valley Conservation Project, by R. A. Smith &

Associates reported sediment deposition in the channel beginning below the
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middle railroad bridge and continuing to the end of the concrete pavement,
approximately 500-feet below I-94. As a result of the study, MMSD
removed about 10,000 cubic yards of accumulated sediment from the
concrete channel adjacent to the neighborhood in December, 1997. This will
lower flood water levels by an average of 14 inches in the Valley Park
neighborhood and help reduce the risk of flooding.

If water levels are appropriate to allow passage over the Falk Dam,
spawning trout and salmon from Lake Michigan can currently migrate only
4 miles upstream from Lake Michigan until the drop structure blocks them.
Removal of these artificial barriers would not only expand spawning
opportunities, but also increase this recreational fishery by extending the
migration route beyond the drop structure. There is also potential for
expanding the warm water fishery to the concrete lined reach. A return to
natural stream banks in this section would reduce flow velocities and
promote additional habitat, shading and cover for warm water species.

Recreational boating opportunities would be enhanced by removal of the
drop structure, allowing a continuous paddling corridor through this reach.
Removing the unnatural elements in this section could also enhance the
aesthetics of the Valley, and if the floodplain can be re-established,
additional benefits could be gained in the form of detention flow storage,
water quality improvements, wetlands development, scenic park land, and
trail and bike pathways.

MMSD is considering construction of a Side Stream Elevated Pool aeration
system to improve the Dissolved Oxygen levels in the Menomonee River.
Potential sites are the vicinity of 6t and Canal, or 25% and Canal Streets.
MMSD anticipates making a decision on this project in 1999.

The Miller Park construction project presently underway also includes
enhancement of the Menomonee River as part of the River East Parking Lot.
The river embankment in this reach (site V-1 in the Potential Development
Sites map) will be cut back on each side. Sheet pile currently present along
the east side would be removed or cut off following cut back of the slope. A
picnic area would be provided between the river and the east parking area.

This area would include some small pavilion areas and also a walking path.
Cutback areas would be covered with approximately 3 feet of clean fill as a
barrier to the existing fill and as a base for revegetation. No river sediments
(channel deepening) would be necessary as part of the project site
development.
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The City of Milwaukee is also underway with development of a wetland on
the site V-29 of the Potential Development Sites map. The 3.3 acre site has
been remediated of contaminates and water quality of potential storm water
runoff from the Wisconsin Avenue Viaduct will be marginally improved
according to the WDNR. The project cost of $450,000 is nearly $150,000 per
acre, which is significantly higher than the typical cost to create a wetland.

Water Taxis can also use the rivers on a seasonal basis connecting the same
destinations.

Air Quality

Air quality conditions in the Menomonee Valley have steadily improved
over the years. The number of exceedances of ambient air quality standards
for sulfur dioxide, particulates (TSP), and carbon monoxide has decreased
dramatically. The Milwaukee area has also been able to maintain low levels
of lead and nitrogen oxide, with no record of exceeding the standards since
they were imposed in 1980. These improvements can be attributed to the
regulations and control imposed by the Clean Air Act of 1972, Wisconsin’s
Acid Rain Law of 1985, the reduction of the number of heavy industrial
businesses operating in the Valley, and the regulatory efforts of the City of
Milwaukee and the State of Wisconsin to reduce dust and odor emissions
not covered by federal laws.

Despite these accomplishments, the Menomonee Valley still faces some
challenging air quality problems. At the center of the Milwaukee
Metropolitan Area, the Menomonee Valley is affected by the Southeast
Wisconsin area’s designation as a severe non-attainment area for ozone.
This has several implications for the proposed development of the West
Canal Street study area. Under the Intermodal Surface Transportation
Efficiency Act, transportation improvements in severe non-attainment areas
must be enumerated and evaluated as part of the metropolitan area’s
transportation system improvement plan. The West Canal Street roadway
project will need to be listed in the system plan and subsequently become
part of the plan’s ozone impact analysis. The project’s inclusion in the plan
will need to occur before state and federal funds are allocated. In addition,
the metropolitan location of the project means that an air quality screening
analysis will be required as part of the environmental documentation
process. The screening analysis, which uses computerized models to predict
future emission levels, may point to the need for an air quality permit before
construction can begin.
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From the perspective of ozone reduction, the West Canal Street
development plan outlined in this report has some important positive
consequences. If the Valley can attract industry that would otherwise locate
in the suburbs, commuters may have increased opportunities for car and
van pooling, bus ridership, and other mass transit options. Reduced use of
single vehicle trips can significantly reduce ozone levels. The type of in-fill
development proposed for the West Canal Street area is reinforced by the
requirements of the Clean Air Act Amendments of 1990.

The area bounded on the north by Center Street, on the south by Oklahoma
Avenue, on the west by 55t street, and on the east by Lake Michigan, is a
Secondary Non-Attainment Area for Total Suspended Particulates (TSP).

The Menomonee Valley is within the secondary non-attainment area for
Total TSP. Fugitive dust, sulfates, and other suspended particulates have
historically plagued the Menomonee Valley. Unpaved streets and parking
lots, junkyards, and storage piles for coal, gypsum and salt have produced
dust levels that exceeded national health standards up until the late 1970’s.

Since many dust producing industries have left the Valley, TSP levels have
dropped to acceptable levels. In 1991, the Valley recorded only one TSP
exceedance as compared to over twenty recorded ten years ago. The Valley
still exceeds the secondary TSP standard for public welfare. Development
plans calling for light industrial uses, improved roadways, and bike paths
and greenways will continue to reduce the presence of particles in the air.

The odor emanating from many Menomonee Valley businesses is another
environmental concern that faces future development efforts. The offensive
odors produced by tanneries, rendering plants, stockyards, chemical
companies, Americology, sewage treatment plants, and a yeast factory have
generated complaints from the broader downtown area as well as
surrounding residential communities. The 1990 industrial and odor control
program adopted by the city of Milwaukee has provided a mechanism for
monitoring odor emissions and complaints, identifying companies that
violate odor standards, and assisting business with odor control
improvements. As a result of this program, Milwaukee Tallow, and Pfister
and Vogel Tanning, have purchased odor control equipment. The odor
control program, now part of the Milwaukee Health Department, reported a
small decrease in odor complaints between 1991 and 1992. The Valley
continues to generate the largest percentage of these complaints.
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Parks, Historic Sites, Endangered Species And
Archaeological Resources

Parks

The Valley currently contains several isolated recreational areas. These
include the Marquette University soccer fields located south of the
Menomonee River, a soccer field adjacent to the South Menomonee Canal
and I-94, Potawatomi Bingo Hall, Mitchell Park and Miller Park.

The proposed West Canal Street extension is not likely to have direct
impacts on publicly or privately owned park, recreation land, wildlife or
waterfowl refuge. Right-of-way acquisition for the roadway will not include
any properties covered under Section 4(f) or Section 6(f) of the federal code.

The bike path and greenway that are part of the development plan are
consistent with the plans of the governmental units focusing on Valley
revitalization efforts. A joint study of WDNR and the National Park Service
has identified the feasibility of bike trails and other green space along the
Menomonee River. This development should be coordinated with the
extension of West Canal Street so as to avoid a future conflict.

Historic Sites

The historic significance of the Menomonee Valley derives from its
prominence in the 19% century as a major industrial center for the United
States. From 1870 until the 1940’s, industries located in the Valley supplied
the nation with both processed raw materials and a wide range of
manufactured goods. Names such as Palmolive, Milwaukee (International)
Harvester, Allis-Chalmers, A. O. Smith, Pfister and Vogel Leather and the
Falk Corporation dominated their respective industries from their Valley
locations. The Valley served as a major transportation hub, offering both
excellent rail and port access.

While only a few of the original industries continue to reside in the Valley,
many of the buildings they operated from still remain. A 1980 Historic
American Engineering Record Survey, conducted by the U.S. Department of
the Interior, identified 195 Menomonee Valley structures as having local,
regional, or national historic significance. Eleven of these structures are
located within the West Canal Street study area reported by BRW in the
West Canal Street Study. One structure, the Falk Corporation, is classified
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as having national historic consequence.
Endangered Species

The Environmental Assessment conducted for Miller Park, approved
January 1996, contains in its Appendix A, correspondence dated August 18,
1993, from the United States Department of the Interior, Fish and Wildlife
Service. This letter reports the Peregrine Falcon is a federally-listed
threatened or endangered species in Milwaukee County.

Archaeology

To date, few archaeological sites have been reported in the Menomonee
Valley. Historical records and the physical setting suggest that the Valley
had significant potential for aboriginal settlements. The presence of bluffs,
bottomlands, rivers and wetlands suggest that settlements were likely in this
area.

The archaeological potential of the Valley has been negatively affected by
various activities that have disturbed the soils. These include filling the
marsh and wetland areas, rechanneling the river, and the construction
disturbances associated with over 100 years of industrial development.

The west end of the Menomonee Valley study area, between 35t Street and
the river, was the site of an intensive archaeological survey in 1983. This
study, part of an environmental impact statement for a proposed prison site,
failed to uncover any prehistoric resources. Investigators reported that
disturbances may have destroyed or obliterated significant artifacts.

Since only one section of the study area has been the focus of archaeological
investigation, additional surveys may be required for Menomonee Valley,
Milwaukee.

Table 19 on the following page shows Potential Historic Structures in the
Menomonee Valley Study Area.

~
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Environmental Documentation And Permits

The expansion and extension of West Canal Street will require a series of
documents and reports that analyze the environmental impacts of the
project. Several special permits may also be needed before the project is
approved for construction. This section will review the major elements of
the environmental process. The documents, reports, and permits that may
be required for the project are summarized in Table 2.

Documentation for the Canal Street Project

Transportation improvement projects utilizing state or federal funds must
be preceded by a detailed evaluation of the possible environmental impacts
of the action. This evaluation is mandated in the National Environmental
Policy Act of 1969, and the Wisconsin Environmental Policy Act of 1972, and
is summarized in a formal environmental document.

WisDOT will determine the type of environmental documentation required
for the West Canal Street project. The Department utilizes Trans 400, the
Wisconsin Administrative Rule governing the implementation of state
environmental legislation, to guide its decision making process. Typically,
new highway construction of 2.5 miles or longer can be classified as either
Type I or Type II actions. Type I actions usually involve major roadways
with substantial right-of-way acquisition and significant local impacts. A
Type I action requires extensive environmental documentation and analysis
in the form of a draft environmental document. This document is subject to
in-depth regulatory review and approval before a project can be
constructed. Type II actions are used for roadway projects in which
significant environmental impacts are not clearly established. This action
requires the preparation of a more limited evaluation in the form of an
environmental assessment. A finding of no significant impact (FONSI) in
the environmental assessment can serve as the final environmental approval
for the project.

Preliminary discussions with staff of the Bureau of Environmental Analysis,
WisDOT, suggest that West Canal Street can be classified as a Type II action,
and thus will require an environmental assessment. This classification was
based on the following project characteristics: (1) failure to clearly meet the
criteria for an environmental impact statement (i.e. less than 2.5 miles on
new alignment), (2) location in an industrial area, (3) existence of other
environmental documentation for the project site.
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Environmental impact assessments typically cover the entire project scope,
regardless of any staged construction plans for the improvement. This
suggests that the West Canal Street assessment will need to address the
impacts of the entire alignment and the associated bascule and fixed bridges.

Type II assessments should address and analyze all issues which have the
potential for environmental impact. The assessment is structured around a
set of screening worksheets, which cover eleven environmental factors.
These factors include: economics, community, residential, commercial and
industrial, agriculture, wetlands, streams, lakes upland wildlife habitat,
unique areas (e.g. parks, historic sites), air quality and sound quality.

For the West Canal Street Project, several of these areas, such as agriculture
and wildlife habitats, wetlands, and community and residential impacts,
will be of minimal importance. Other areas, however, will require more
extensive technical analyses, reports, and coordination with various state
and federal agencies. The areas of particular significance for the project and
the type of analysis that may be required are as follows:

o Stream/Floodplain Impacts: Hydraulic report for structures or
roadways that crosses 100-year floodplain. NR 116 and National
Flood Insurance Program are applicable.

e Upland Habitat Impacts: Analysis of fish spawning activities in
the Menomonee River.

e Air Quality Impact: Emission screening analysis for carbon
monoxide.

* Sound Quality Impact: Traffic noise analysis.

e Unique Area Impacts: Historical and archaeological survey and
investigation under Section 106 of the National Historic
Preservation Act.

Review by oversight agencies and the public is required before an
environmental assessment can be approved. The public can also request a
public hearing.
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Given the likelihood of contaminated soils in the Valley, it is likely the
assessment will require all four phases. Phases I through III are completed
before the submission of plans, specifications and estimates, and can take up
to 30 months to complete. This time frame may be reduced for West Canal
Street because environmental reports have been compiled for the area at the
west end of the Valley.

Both WisDOT and the WDNR must approve the hazardous waste assessment
report.

Permits

Several features of the West Canal Street roadway project call for special
permits. The permit process can typically be initiated as soon as preliminary
plans for the project are available. The time necessary to secure a permit
varies among agencies, but can take anywhere from three to six months. It
is likely that the following permits will be required:

® Section 9, U. S. Coast Guard. The proposed bascule bridge over the South
Menomonee Canal at the east end of the roadway affects commercially
navigable water under the jurisdiction of the Cleveland District of the Coast
Guard.

® Section 404, U. S. Army Corps of Engineers. Any discharge of dredge or
fill into the Menomonee River associated with the construction of the two
proposed fixed span bridges is controlled by the St. Paul District of the
Corps of Engineers. Nationwide permits that may apply to this project
include: No. 13 (bank stabilization), No. 15 (fills incidental to bridge
construction) and No. 25 (concrete in steel forms or cells).

¢ NR 406, WDNR. Projects that exceed the National Ambient Air Quality
Standards must obtain a construction, modification, or new operation
permit.

* Section 402, WDNR. Under the Wisconsin Pollution Elimination Discharge

legislation, projects disturbing 5 or more acres of land must submit plans for
erosion control and storm water management during construction.
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Potential Projects And Actions

We have reviewed the West Canal Street Extension and Improvement Study
prepared by BRW and concur with its recommendations described as
Alternative 1, which was summarized earlier in our report. Providing and
east-west corridor in the Valley is the most significant way to connect this
industrial district to the surround transportation system and the surround
districts of the City. After the Canal Street Extension and Improvement
Project is constructed, the City may want to consider a study to determine if
new or improved access to the Valley is needed.

Recommendations

We recommend that a comprehensive Phase I investigation of the entire
Menomonee Valley be conducted.

We recommend that the land recommendations of our report be reviewed
by MMSD to insure that there is adequate sewer flow capacity for the full
build-out of the Menomonee Valley.

We recommend that proper stormwater retention be insured for anticipated
development of the Menomonee Valley. The rate of stormwater runoff must
meet all relevant City of Milwaukee stormwater management ordinances.

We recommend that CP Rail eliminate freight movements through the
passenger terminal and confine freight movements along the main freight
line.

The following is also recommended:

* Encourage the development of the Menomonee Valley Greenway.

* Extend water and local sanitary sewer and other utility services into the
west valley area and put all wires underground.

* Develop and supplement urban design standards to create a distinctive
character for the valley using landscaping, entry gateways, and
perpetuation of landmarks and special lighting fixtures.

e Continue the cooperative efforts to reduce dust, odor and noise causing
activities in the Valley.

e Update the 1987 FEMA floodplain study.
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seétion V: Land Use Plan

The Land Use Plan for the Menomonee Valley strives to: a)
retain and strengthen viable existing industries, b) attract desirable new
industrial and business development, ¢) promote compatible new
mixed-use development in selected locations, and d) maintain and
protect adjacent neighborhoods and business areas.

The Land Use Plan recommends that the Menomonee Valley be
upgraded and revitalized as an urban industrial and mixed-use district
providing sites for a wide range of land uses. Industrial uses will be
emphasized in the central portion of the Valley. New industrial/business
park development will be promoted on vacant land in the western
portion. New commercial, residential, public and open space uses will
be encouraged east of 6th Street. The City’s initial revitalization efforts
will be focused on four “high-priority development areas” in order to
help stimulate new investment and development at key locations
within the Valley.

The Land Use Plan consists of eight (8) maps and accompanying
text which describe: a) existing land use and development conditions, b)
[ssues and concerns that will influence or affect future land
development, c) potential improvement and development sites, d) land
use recommendations, and e) development priorities for the Valley.

The Land Use Plan is based on a review of previously prepared
reports and studies dealing with the Valley; meetings and discussions
with local business people, property owners, City staff and public
officials; and field surveys and investigations undertaken by the
Consulting Team.

It should be emphasized that the Land Use Plan is based on the
Consulting Team's analysis of the full range of conditions and potentials
within the Valley. In addition to land use and design concerns, the Plan
also reflects the market potentials, environmental constraints, access
concerns and infrastructure needs of the Valley, as described in other
parts of this report.

The Land Use Plan is supplemented by Land Use Appendix 1,
which describes the features and characteristics of potential
development sites, and Land Use Appendix 2, which presents design
and development guidelines for public and private improvements
within the Valley.

Generalized Existing Land Use. Fig-
ure 1 highlights existing land use within
the Menomonee Valley. The Valley en-
compasses a wide range of industrial,
business, commercial, public, institutional
and residential land uses. The existing
land use pattern has a major influence on
future development potentials.

A Potential Development Sites. Fig-
ure 5 highlights the specific properties
within the Valley which will be suitable
for development or redevelopment in
the future. These include: a) vacant land,
b) vacant buildings, ¢ marginal uses, d)
underutilized properties, and e} public
facilities.

i

7 Land Use Issues & Concerns. Figure
2 highlights the key land use issues that
have been considered in the develop-
ment program for the Valley. These
include the unique opportunities and con-
straints of various parts of the Valley, and
the characteristics of surrounding land
use areas and development districts.

Menomaonee
Valley

=

P

=+ Land Use Recommendations. Fig-
ure 6 presents land use recommenda-
tions for the Valley. In general, industrial
and business uses are emphasized in the
central and western portions of the Val-
ey, and commercial and mixed-use
development is encouraged in the east-
ern portion.

5.0 Urban Design Issues & Concerns.
Figure 3 highlights the urban design
issues that have been considered in the
development program. The Menomanee
Valley shares many of the same urban
design concerns as other industrial dis-
tricts, and design improvements will do
much to enhance the Valley for existing
industries and new develapment.

. Priority Categories. Figure 7 high-
lights eight “priority categories” for im-
provement and development within the
Valley. The priority categories take into
consideration each site’s unique charac-
teristics and potentials, including size,
configuration, accessibility, infrastructure
and environmental conditions.

. Other Development Concerns. Fig-
ure 4 highlights other concerns that influ-
ence land development within the Valley,
including access, circulation, utilities,
waterways, rail lines, topography and
environmental conditions. These aspects
of the Valley are described in more detail
in Section IV of this repott.

The Menomonee Valley Land Use Plan
encompasses the area from the Mliwaukee
River to the Woods Veterans Administration
center, between Wisconsin and Natlonal
Avenues.,

While the focus of the Land Use Plan Is the
Industrlal corridor, the adjacent nelghbarhoods
and business areas as they relate to the
industrial district have also been considered.

Prepared By:

Trkla, Pettigrew, Allen & Payne, Inc.
Fluor Danlel Consulting/

Lockwood Greene Consulting
Edwards & Assoclates, Inc.

June, 1998

Priority Development Areas. Figure
8 presents specific recommendations for
four “clusters” of properties which should
receive priority improvement and devel-
opment attention. These include: a) the
railroad shops site, b) the Reed Street
Yard, q) the properties along Canal Street,
just east of Emmber Lane, and d) the
properties near 6th and Canal Streets,

Menomonee Valley Market, Transportation & Land Use Study

Milwaukee, Wisconsin



qéneralized Existing Land Use

F or purposes of this analysis, the Menomonee Valley generally extends
from the Milwaukee River to the Woods Veterans Administration Center,
between Wisconsin and National Avenues. It includes a wide range of
industrial, commercial, public, institutional and residential land uses.

Figure 1 highlights generalized existing land use within the Menomonee
Valley. The existing land use pattern has a major influence on future
development potentials within the Valley.

Industrial Uses. Industrial uses
predominate within the Menomonee Valley,
particularly in the central portion of the Valley,
Existing industrlal uses are quite diverse and
include manufacturing, assembly, distribution,
warehousing, salvage yards and office/re-
search facllitles. Industries range In size from
large facllitles of over 50 acres, to small opera-
tlons occupylng one or two residential lots.
While most Industries are sound and well
maintained, same are characterized by deteri-
oration and/or underuttlization.

_ Commerdal Uses. Commerclal
uses are scattered throughout the Menomo-
nee Valley, particularly around the periphery.
Commerclal uses within the heart of the Val-
ley Include Potawatom! Blngo and a number
of repair garages, body shops and auto sal-
vage yards. Several of the auto-related uses
are characterlzed by deterioration and a poor
Image and appearance. Retall and conven-
lence commercial uses are located primarlly
around the periphery of the Valley, particular-
ly along National Avenue, Wisconsin Avenue,
27th Street and 6th Street.

[ 1 one/Two-Family Residential.
Urban nelghborhoods border the industrial
area to the north and south. These include
Avenues West, Merrlll Park and Story Hilf to
the north; and Stiver Clty, Clark Square and
Walker's Point ta the sauth, Several residentlal
enclaves along the southem edge of the
Industrlal area are physlcally !solated from a
larger nelghborhood context, and are charac-
terlzed by deferred malntenance and deterlo-
ration.

Multi-Family  Residential.
Apartments and condominiums are scattered
throughout the adjacent neighbarhoods, par-
ticularly within Avenues West. A cluster of
multi-family bulldings, including some newer
constructlon, Is located near 27th and Plerce
Streets, In close proximity to the Industrial
area. Several older commerclal and industrial
buildings tn the eastern portlon of the Valley
are belng converted to residential use, which
reflects relnvestment In the area and a change
in the establlshed land use pattern.
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Major Existing Uses:

. Downtown Milwaukee

. Marquette University

. County Stadium

Woods Veterans Center

. Mitchell Park and Domes
Clark Square Mega Mall

. P&V Tannery Complex

. US Post Offlce

9. Amtrak Station

10. Metropolitan Sewerage District
11. Bureau of Bridges & Streets
12. Milwaukee Tallow

WNO WA WN A

13.
14.
15.
16.
17.
18.
19.
20.
21.
22.
23.
24.

WEPCO Generating Plant
Stockyards

Emmpak Foods

Aldrich Chemicals

Cerac Chemicals
Potawatomi Bingo

Peck Meat Packers
Marquette Athletic Flelds
Southstar Steel

Falk Corporation
Redstar Yeast

Miller Compressing

B public/semi-Public Uses. pub-
lic and seml-public uses are scattered through-
out the Valley, and are particutarly prominent
in the area between 2nd and 16th Streets, Vir-
tually all public and semi-public uses are
sound and well maintained.

B parks and Open Space. Mar-
quette Universlty recently developed new ath-
letic flelds within the heart of the Valley.
Mitchell Park, a major regional attractlon, ls
located adjacent to the industrial area. Several
other parks and open spaces are located In
surrounding neighborhoods.

_____| mstitutional Uses. Marquette
Unlverslty is located just north of the Valley,
and the Woods Veterans Center is located just
west. While a number of schools, churches
and other Institutional uses are scattered
throughout the adjacent nelghborhoods, none
are located wlithin the heart of the Valley.

__ | Downtown. The Valley encom-
passes the southwestern corner of Downtown
Milwaukee, which contalns a dlverse array of
retall, service, office, entertalnment and Insti-
tutional uses.

BRET | County Stadium. Mlwaukee
County Stadium and Its assoclated parking
lots are located at the west end of the Valley.
Construction Is currently underway to replace
the existing facllity with a new stadlum--Miller
Park--just east of the existing stadium.

[ 1 cemeteries. Twe cemeterles are
located along the western edge of the Study
Area.

[ 1 vacant propertles. Vacant land
and bulldings are widely scattered throughout
the Menomonee Valley, and are particularly
prominent In the western portion of the Val-
ley. The most signlificant vacant propertles are
former rallroad lands, Including the 106-acre
shop slte near 35th Street. Most vacant prop-
ertles are not maintained and detract from the
overall Image and appearance of the Valley.

Menomonee Valley Market, Transportation & Land Use Study

Milwaukee, Wisconsin



Land Use Issues & concerns

’n terms of land use, the primary objectives of the Menomonee Valley
Study are to: a) retain and strengthen viable existing industries; b) attract
desirable new industrial and business development; c) promote compatible
new mixed-use development in selected parts of the Valley, and d) maintain
and protect adjacent neighborhoods and business areas.

Figure 2 highlights key land use issues and concerns that should be
considered in the improvement and development program for the Valley.

!ﬂﬁ: Industrial Core. The heart of

the Valley Is an active industrial district, and
the slte of several major existing businesses.
Historically, the Valley's negatlve image has
been largely due to the industrial activitles car-
rled out within this subarea. Many improve-
ments have been made within the industrial
core In recent years. However, this subarea
still suffers from physical Isolatlon, limited
accessibllity, aging infrastructure, environmen-
tal problems, and a poor overall appearance,
Major environmental, infrastructure and
Image improvements are stlll needed.

River's End Area. Whlie the

eastern portlon of the Valley contains several
Important existing uses, It Is also characterized
by underutilization and vacant land. However,
this subarea has a potentlally attractive water-
front orlentation. If this subarea Is cleaned up
and reclaimed, it will provide a suitable loca-
tion for new office, commerclal or other more
intensive uses related to Downtown and the
Historic Third Ward. When the proposed at-
grade Intersectlon [s constructed at 6th Street
and Canal Street, this subarea wlill have new
visibllity and exposure, and new mixed-use
development should be considered.

@ Maintenance Shop Area. This

subarea was previously the locatlon of rall-
road shops and maintenance facllities, This
land Is now vacant, except for several unused,
unsafe and dilapldated bulldings. While the
property appears to have slgniflcant potentlal
for new development, It Is currently land-
locked and poliuted. However, the western
portion of this subarea Is now belng devel-
oped as surface parking to serve the new Mlll-
er Park, which will bring new access and Infra-
structure servlce to the general area.

Non-industrial Development.

Several non-Industrlal developments have
occurred within the Valley In recent years,
including Potawatoml| Blngo, the Tannery and
varlous publlc and institutional uses. As the
Valley contlnues to be revitalized and redevel-
oped, there wlll be Increased pressure to
rezone portlons of the Valley for office, com-
merclal and mixed-use development. Clear
policles should be establlshed regarding the
degree to which non-industrlal uses will be
permitted within the Valley, and where these
uses may be located.
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i‘ Downtown. The Industrlal corri-

dor Is located adjacent to Downtown Mliwau-
kee and the Historlc Third Ward, although the
presence of the East-West Freeway, the river
and other physical barriers separate these
nearby actlvity centers from the heart of the
Valley. Vehicular and pedestrlan connections
should be improved so that the eastern por-
tlon of the Valley can be redeveloped for new
uses and facllities that more directly serve and
support Downtown.

|:—_e___] Marquette University. Like

Downtown, Marquette Unlversity is located
Just north of the Valley, but Is separated from
the industrial area by the Freeway and the
bluff. Marquette recently developed athletic
flelds within the Menomonee Valley, and has
a strong presence within the general area.
Opportunities for further strengthening the
relationship between the University and the
Valley should be explored.

Stadium Area. The west end of

the Valley Is anchored by the VA Center and
County Stadium. Current plans call for con-
struction of the new Mlller Park stadium
directly east of the existing facility, together
wlth street and access reconfiguration. These
major public improvement projects should be
used as an Impetus for large-scale new devel-
opment within the former rallroad shops site
(Subarea ().

i Neighborhoods fo the North.

The Valley is closely bordered on the north by
established urban nelghborhoods. While the
bluff and major transportation cortidors sepa-
rate these nelghborhoods from the industrlal
area, the nelghborhoods do experience some
odor and other objectionable impacts. In gen-
eral, efforts to Improve and upgrade the
industrial area should not be allowed to
adversely impact adjacent nelghborhoods. If
the Valley can be revitalized, the nelghbor-
hoods will also benefit.

Eﬁ@ Neighborhoods to the South.

The nelghborhoods to the south are more
directly Impacted by the Valiey's industrlal
uses, including trafflc, trucks and poliution. In
several blocks, industrial uses are located
directly adjacent to resldential properties,
More effective screening, buffering and transi-
tlons should be provided between industrial
and resldentlal uses.

[T ] Neighborhoods to the South-
east. The southeast corner of the' Valley
Includes a diverse mix of industrial, commer-
clal and resldentlal uses. Whlle thls area Is
characterlzed by some deterloratlon and
underutilization, it also has an attractive his-
toric scale and character, and has been the
slite of some new Investment and develop-
ment. This area Is now being consldered for
new office, service, housing and mixed-use
development that will complement and sup-
port the nearby industrial area.
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Urban Design Issues & Concerns

The Menomonee Valley has many urban design concerns that are typi-
cal of older industrial districts. These include poorly maintained sites and
buildings, unkempt vacant lots, poorly screened outdoor storage yards, little
landscaping or usable open space, few pedestrian amenities or convenien-
ces, an antiquated canal system, and minor fugitive dust problems.

Figure 3 highlights urban design issues and concerns that should be con-
sidered in the improvement and development program for the Valley.

Community Context The Valley
Is currently separated and isolated from the
surrounding communlty by the presence of
several major transportation corrldors, the riv-
ers, the bluff and varlous other barriers. There
Is littie dlrect relationship between land uses
within the Valley and those In surrounding
areas. Few surface streets link the Valley to
adjacent actlvity centers. The Valley should be
better connected to and integrated with the
surrounding community and the Clty as a
whole.

SUNNNNNN Sifes & Buildings. While most
existing commerclal and industrial propertles
are well-kept, several are characterized by
deferred maintenance and a poor image and
appearance. A range of actions should be
undertaken to improve and upgrade private
propertles, Including the repair of bulldings in
poor condition, landscaping within front
yards, and the screening and buffering of
parking and outdoor storage areas. These
improvements are particularly desirable along
major roadways, adjacent to residentlal neigh-
borhoaods, and In other areas highly vislble to
the public.

ESm====N public Rights-of Way. Several
projects should be undertaken to improve the
appearance of public rights-of-way within the
Valley. Streetscape Improvements should be
undertaken along major roadways, Including
street trees, street light fixtures and distinctive
public signage. Street and sldewalk surfaces
should be adequately malntained. Utllity corrl-
dors and rail lines should be landscaped and
otherwise screened In areas where they are
highly visible to the public. The rumber of ut!l-
ity poles should be minimized. Publlc lands
which are to remaln undeveloped should be
periodically cleaned up and malntained.

i| Parks & Open Spaces. There

are few parks or usable open spaces within
the heart of the Valley. However, landscaped
open spaces and recreatlonal areas can be
valuable amenities within an Industrial district.
Several park Improvements have been dis-
cussed In recent years, including the Henry
Aaron State Park Trall and expansion of
Mitchell Park. Other open space opportunities
include the river corrldor, vacant lots, unused
streets and alleys, plcnic areas and playfields
on private propertles, playgrounds in adjacent
nelghborhoods, and ornamental parks at key
Intersectlons,

Woaods Veterans Center

us 41

o
. / 2w g
A Q‘“ pop®®

Linear Park ,

M
i"‘ " Provide connectfons
lo Greenway

Natlonal Avenue

* Mitchell Park

Clark Square

1l s =
Wisconsin Avenue : Downtown |l
‘;'4 Avenues West Marquette Unlversity -
3 | Improve linkages
3 Improvelinkages i
3 T |8 to Downtown
,f? to Unlversity | SRt
>
s
a
3 Merrill Park 7 St Paul Aventie
Story Hill E I
]
3 7:( Historic
Vienormonee Kivers - Third Ward
B 0 29uaa0auaoveuuiuauusassl
J * * :,‘J \
o, (1IN . Canal Street
- l 2
'3
County Stadium 3
T < I_:
W New Stadium w< ’ @
| accessroads 4 ] ¥
should also Al 3 %
provide - ;U' Y7\ __ Provide connections
access to Potential o] < b to river trafl and greenway

Harbor View

16th Street

Trkla, Pettigrew, Allen & Payne, Inc.
Fluor Danlel Consulting/
Lockwood Greene Consulting

Edwards & Associates, Inc. 6-98

Importance of Urban Design:

Urban Design Objectives:

River Corridor. The Menomo-

Improvement of the physical environment
Is too often overlooked in the economic devel-
opment strategies for inqustrial areas. Howev-
er, urban design improvements such as attrac-
tive streetscapes, usable open spaces, well
maintained sites and bulldings, and distinctive
signage and gateway treatments can help cre-
ate a unified and marketable image for the
Valley, provide a safe workplace for employ-
ees, and create an attractive environment for
potential employers. Urban design improve-
ments will not conflict with the operational
aspects of the industrial district.

1. Improve the image and perception of the
Valley for existing businesses and potential
Investors;

2. Improve the appearance of public rights-of-
way;

3. Upgrade Industrial sites and buiidings;

4. Provide open spaces and other new ameni-
ties for employees and nearby residents;

5. Create an environment that is safe and con-

venient for pedestrians; and

6. Connect and relate the valley to the sur-
rounding community.

nee Rlver should become an attractive open
space and recreational corrldor which extends
through the full length of the Valley, providing
a focal point for recreation and new develop-
ment. The State Is currently developing plans
for the Henry Aaron State Park Trail. Land-
scaping, walkways and pedestrlan amenities
should be provided along the river. Sites abut-
ting the river should take advantage of their
waterfront locatlons. The confluence of the
rivers and canals in the eastern portion of the
Valley represents a unique opportunlty for
park and open space development.

Pedestrian Facilities. Pedestrlan demand
wlthin the Valley Is currently very small and
there are few pedestrian convenlences or
amenitles within the industrlal area. However,
as revitalization continues and the Valley is
better linked to the surrounding community,
the need for pedestrian facllities wlll Increase.
To the extent possible, Mllwaukee’s traditional
grid street pattern should be extended Into the
Valley. Roadways should have sldewalks
along both sides of the street. Pedestrlans
should have safe and convenient access to
businesses, parks and open spaces within the
Valley.

Historic Buildings, The historic

significance of the Valley derives from lIts
prominence in the late 19th and early 20th
centurles as a major Industrlal center. Several
bulldings within the heart of the Valley which
have historlc or architectural Interest are high-
lighted In Figure 3. In addltion, the adjacent
Walker's Polnt neighborhood is a historic dis-
trict, which offers certain incentlves for rein-
vestment. To the extent possible, historic
structures should be retained, repaired and
upgraded as necessary, and converted to new
uses as required.

)

F]
Entryway Areas. Entryway

deslgn features should be developed to help
establlsh a posltive new Identity for the Valley,
distinguish # from surrounding activity cen-
ters, and slgnify new public and private com-
mitment to revitalization of the area. Entryway
deslgn features should be provided at key
locatlons where major streets actually enter
the Valley, and might include special slgnage,
lighting, landscaping and/or sculptural feature.
A new Valley “logo’ should be developed for
use on entryway deslgn features and other
public slgnage.
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Other Development concerns

’ n addition fo the land use and urban design issues described in
previous exhibits, several other physical conditions will influence future
improvement and development within the Menomonee Valley.

Key development considerations related to transportation, utilities and
the environment are highlighted in Figure 4. These components of the
Valley are described in more detail in other sections of this report.

== Regional Access. Even though
the Menomonee Valley Is located close to sev-
eral regional transportation routes, it suffers
from limited accessibility and poor interrial cir-
culation. Full and partial interchanges along I-
94 and US 41 are highlighted in Figure 4. Top-
ography, numerous rail lines and waterways,
and the presence of several large industrial
sites and rall yards tend to isolate the Valley,
These condltlons have precluded connections
ta the surrounding street system and rendered
parts of the industrial area essentially ‘land
locked.” Opportunities to improve access to
the nearby freeway system should be further
explored.

— Surface Sireets. Overall, the
Valley's intemal street system is poor. It has
relatively few streets for an area its size, lacks
a continuous east-west traffic route, and has
limited access to north-south arterials. Arterial
connections to the heart of the Valley are
highlighted in Figure 4. Canal Street and St.
Paul Avenue are the only east-west arterials.
Large tracts of land, particularly in the westem
portion of the Valley, have no street access.
Improvements should include: a) extending
streets where they do not exist, b) providing
connections between streets, and ¢ integrat-
ing the Valley's streets into the surrounding
street system.

Public Transit The valley is not well served
by public transportation. Only one bus route
directly serves the Valley, along St. Paul Ave-
nue. While several north-south bus routes
pass "over" the Valley, bus stops are located
along the viaducts, and bus riders must
descend to the Valley floor along vehicie
ramps or pedestrian stairways. As the Valley’s
street system is upgraded and better connect-
ed to the surrounding community, more effi-
cient transit service should be extended to the
Valley.

[reren] Rail Lines. While the Valley's
significance as a rail hub has diminished sig-
nificantly, extensive railroad activity still
remains, including passenger and freight
movement, and maintenance and staging
yards. Rall spurs are scattered throughout,
including one along the south side of Canal
Street which is considered unsafe and disrup-
tive. Many of the former rail yards are unused
and available for development. While the
extensive rail facllitles are constraints for land
development, access and circulation in several
parts of the Valley, rail service is an important
asset for the industrlal area.
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|- Waterways. The river and the
two canals continue to accommodate barges
and freighters. The river is negotiable west to
25th Street. The Valley’s waterfront was histor-
jcally used for the transfer of freight from land
to barge and shipping vessels, although this
actlvity has diminished. The remaining bulk
commodity and water-using shippers should
eventually be relocated to Inner Harbor loca-
tions, and the Valley's waterways made avail-
able for more intensive recreatlon. However,
the presence of the waterways also represents
a constraint for land development and circula-
tion in several locations.

Transportation Projects. Sever-

al major transportation projects are now
under review that would signlficantly improve
access to and circulation within the Valley.
The 6th Street viaduct will be replaced, and
an at-grade intersection at Canal Street has
been recommended. US 41 wlll be reconfig-
ured as a part of the new Stadlum project, and
will provide more efficient service to the west-
ern portion of the Study Area. Projects descri-
bed in more detail in other sections of this
reponrt include the East-West corrldor projet,
the Light Rall Transit system, and the pro-
posed extension of Canal Street.

Utility Service. The east end of the Valley,
from about 25th Street east to the Milwaukee
River, is well served by public utilitles. Existing
utlittles include storm sewer, sanitary sewer,
electric power, gas, telephone and steam dis-
tribution lines. Several utility facilities are locat-
ed within the heart of the Valley, including the
WEPCO steam generating plant and power
substation along the north and south sides of
Canal Street just west of i-94. While the west
end of the Valley Is not currently served by
public utllitles, construction of Miller Park will
entail new utllity extensians into this area.

Environmental Conditions. The Menomo-
nee River Valley s a filled rice marsh and tam-
arack swamp, and new development will
entail slgnificant environmental challenges.
Previous studies have documented soft soils, a
high water table, pervasive soil and ground-
water contamination, point and non-point
source water pollution, and air quality con-
cerns. Because of historic land uses, the west-
em section of the Valley, between 32nd and
44th Streets, has the greatest potential for
contaminatlon. However, the eastemn end of
the Valley, between 1-94 and 2nd Street, aiso
has the potential for contaminated sites.

Topography. Topography will
be an important development determinant
within the Menomonee Valley. The difference
in elevation between the Valley floor and the
bluffs to the north and south impade vehicular
and pedestrian movement, and have histori-
cally served to separate businessgs within the
Valley from the surrounding community. How-
ever, the Valley's topography can become an
atiractive visual feature and degign compo-
nent.

Floodpiain. Future development
within the Valley will need to consider the
flooding characteristics of the Menomonee
River. The 100-year floodplaln covers a signifi-
cant part of the study area, beginning near the
South Menomonee Canal and continuing west
to 44th Street. The low lying areas west of
35th Street will requlre flood protection before
development can occur. Previous studies have
considered removing the lands from the flood-
plain by filling or flood-proofing the area by
levee construction.
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Potential Development Sites

A number of properties within the Menomonee Valley may be suita-
ble for development or redevelopment in the future. These include: a)
vacant land, b) vacant buildings, ¢) former railroad lands, d) marginal or
underutilized properties, e) public uses subject to relocation, and f) residen-
tiai properties located along the southern edge of the Valley.

The properties highlighted in Figure 5 represent opportunities for new
buiiding development, open space and other productive uses.

| Vacant Land. The Menomonee
Valley Includes a number of vacant land par-
cels, particularly in the eastern and western
portions of the Valley. A number of these
vacant parcels are publicly owned. While all
vacant parcels are conceivably available for
development, several are characterized by
poar accessibility, environmental problems or
other constraints that will influence their
future use and disposition.

E__: Vacant Buildings. While the
Menomonee Valley does not have a high
vacancy rate, there are several vacant and
partially vacant industrial and commercial
buildings scattered throughout the Valley, par-
ticularly east of 3rd Street. While some vacant
bulldings are characterized by deferred main-
tenance and/or functional obsolescence,
many appear to have reuse potential. Several
vacant buildings In the eastern portion of the
Valley have histofic Interest.

Former Railroad Properties. A
major portion of the Valley was prevlously
used for rall yards, rafl maintenance shops
and other railroad adtivities, Although several
active rall lines still pass through the Valiey,
many of the railroad properties have been
vacated and are avallable for redevelopment,
The largest is the 106-acre “shops” site located
near 35th Street. The former railroad proper-
ties are characterized by environmental con-
cemns and most have limited access|bility.

Public Land Holdings. A signifi-
cant portion of the Valley Is In public owner-
ship, Including several operational sites and
buildings. Public uses likely to remain include
the Post Office, the WEPCO facilitles and the
new Metropolitan Sewerage District complex.
However, Clty-operated facllities, such as the
DPW Repair Garage or the Bureau of Bridges
and Streets, might conceivably be made avail-
able for new employment-generating private
development in the future.
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Analysis of Development Sites:

| Underutilized or Marginal

The existing characteristics and future potentials of
each development site are summarized in Land Use
Appendix 1. For each site, Appendix 1 indicates:

site number. Each site Is numbered, and its location
is indicated on Figure 5.

site size. Sites range in size from small residential lots
to over 100 acres.

owner. While several of the sites are publicty owned,
most are in private ownership.

current Use. While mast sites are vacant, some sites
are used for low-intensity uses.

current Zoning. Most sites are zoned for Industrial
use.

Accessibility. The accessibility of each site for vehic-
ular, rail and water transportation Is highlighted.

utility Service. The availability of water, sanitary sew-
er, storm sewer and other utliiities at each site is high-
lighted.

Environmental Conditions. £nvironmental condi-
tions that may Influence the future use of each site
are highlighted, including solis, topography, possibie
contamination, etc.

Development Potential. The relative potential of
each site for new development is assessed.

Recommended Future Use. Based on each site's
unique characteristics and potentials, one or more
recommended future fand uses are listed. Land use
recommendations are highlighted in Figure 6.

Improvement & Develiopment Prlority. Each site is
placed in one of several "priority development catego-
ries,” as highlighted in Figure 7.

Properties. In addition to vacant land and
buildings, the Valley includes a number of
underutllized properties, particularly in the
central portion of the Valley. These include
outdoor storage areas, marginal industrial and
commercial operations, and excess land
owned by the rallroads and others. These
propertles should be devoted to more produc-
tive uses in the future.

[ 1 7The Tannery. The former Pfis-
ter & Vogel Tannery complex is in the process
of being converted to office, commercial and
residential use. While several of the buildings
have already been converted, a significant
amount of vacant space remains within the
complex, particularly north of the rail tracks.

[ 1 stadium Development Sites.
While these sites were vacant at the time of
the land use survey, they are now being
developed as surface parking to serve the
new Miller Park Stadium facility.

[ 1 Residential properties. Several
residential properties In the southern portion
of the Valley are located In blocks that are
zoned for industrial use, or are surrounded by
existing industrial uses. These properties may
be under pressure for land-use change in the
future.

Other Potential Development Sites. It
should be emphasized that Figure 5 highlights
only the potential development sites that
have been identified as a part of the current
study. There may well be other buildings and
land parcels with potential for redevelopment
or land use intensiflcation that have not yet
been identifled. Furthermore, as the revitaliza-
tion program coniinues, additional opportuni-
ties for expansion and new development with-
in the Valley will undoubtedly arise.
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Land Use Recommendations

’ tIs recornmended that the Menomonee Valiey be upgraded Gnd
revitalized as an urban Indusirial and mixed-use disirict providing sites jor ¢
i L A
wide range of land uses. While industrial and business uses will be

emphasized in the central portion of the Yaliey, commerdial, residential,

) 4 Vit

Land vse recommendations for each potenticl develop

7] mndustrial Development Sites.
Most sites within the heart of the Valley are
recommended for industrial use. These sites
will entail the development of vacant land, the
reuse of vacant buildings, and the redevelop-
ment of marginal properties. These sites are
suitable for manufacturing, assembly, ware-
housing, distribution, research facllities and
similar industrial uses. Labor-intensive uses
should be encouraged, and new uses that
relate to or complement existing industries
should be promoted. New uses which gener-
ate excessive noise, odor, dust or other
adverse impacts that will degrade the Valley's
environment should be prohibited.

l____] Industrial Park Site. The dilapi-
dated buildings at the rallroad shaps site (Site
RR-2) should be removed and the site cleaned
up and landscaped. If environmental issues
can be resolved, the site should be marketed
and redeveloped as a planned industrial/busi-
ness park, offering sites for a range of manu-
facturlng, warehousing, distribution and office
uses. Development of this area should include
a greenway/trail along the river's edge. If
environmental problems cannot be overcome
and bullding development Is not possible, this
site should be maintained as landscaped open
space.

_— | Mixed-use Development Sites.
The string of sites along and near the rivers
and canals represent unique opportunities for
mixed-used development that will serve to
connect the Valley with Downtown, the His-
toric Third Ward and the Walker's Point
neighborhood. These sites should be promot-
ed for offices, service uses, speclalty retail and
housing. Several of the vacant buildings have
historic interest and appear to have reuse
potential. Where possible, public access to the
river's edge should be provided as a part of
the improvement and development of these
sites,

_ Industrial/Commercial Sites.
The sites located south of Seeboth Street
between 2nd and Water Streeis are recom-
mended for a mix of office, commerclal serv-
ice and light industrial uses. Most vacant
buildings appear to have reuse potential, and
several have historic interest.
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The recommendotions presented iri Figure & are based on the
Consuliing Team's anaivsis of the full range of conditions and potentials
within ihe Menomonee Yaliey. in addition te iand use and design
considerations, these recommendations alsc refleci the market potentials,
environmental constraints, access concerns and infrastructure needs of the
Valley, s described in other sections of this report.

Development priorities within the Valley are presented in Figure 7,
recommendations for high-priority sites are presented in Figure &.

Parks and Open Spaces. Sever-

al sites are recommended for park or open
space use. These include land parcels along
the bluff and the river that are not suitable for
building development, and several sites where
small open spaces should be provided in con-
junction with new mixed-use development. As
mentioned above, if Site RR-2 proves to be
unsuitable for bullding development, it shouid
be maintained as a green space and open
space amenity for the Valley.

1 stadium Development Sites.
The sltes on the western edge of the Valley
are being developed as surface parking to
serve the new Miller Park stadium facility.
Development of these sites will include con-
struction of a new “ring road” which wlll also
serve to provide vehicular access to Slte RR-2.
Public access to the river should be provided.
Fences along the river's edge should be pro-
hibited.

I | public Use Sites. It is recom-
mended that DPW undertake a study of its
propertles within the Valley to determine If
these operations should be eliminated or relo-
cated in order to provide additional land for
new revenue producing and employment gen-
erating private development. Most public use
sltes are located along the rivey, and public
access to the river should be provided. Fences
along the river’s edge should be prohibited.

[ | Residential Retention Sites.
The residential sites along the southern edge
of the Valley should be maintained for resi-
dential use in the Immediate future. To the
extent possible, screening and buffering
should be improved between indusirial uses
and adjacent residential areas. Vacant lots
within theses residential blocks might be
developed as park sites to help serve the
growing youth population within the adjacent
neighborhoods.

Menomonee Valley Market, Transportation & Land Use Study
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Priority Development Areas

W’ﬁle potential development sites are widely scattered throughout the
Menomonge Valley, there are several “clusters” of properties which should receive
priority improvement and development attention.

Four high-priority redevelopment areas have been identified that could initiate
the revitalization program, They include:

A - the former railroad shops site, which is recornmended for industrial/business

park deveiopment;

B - the Reed Street rail yard site, which offers exciting potential for waterfront-

oriented and mixed-use developrnent;

C - the cluster of vacant and marginal

properties along the north and south sides

of Canal Street east of Emmber Lane, — —

which is recommended for new industriai | Sites V2 through V-6, which are located
along the biuff, should be landscaped

development; and

and maintained as open space
D - the ciuster of properties near 6ih1 and

-

Figure 8 highlights improvement and
development recommendations for ach
high-pricrity area within the Valiey. in
some cases, two alternative “scenarios”

; . ) . Consiruction of ‘, 3
Canal Streets, which is recommended for | miler Park wil
X , . . . entall

office/showrcorn or indusiriai [ reconfiguration /
) ; of US 41
deveioprment, (Stadium
Freeway) and

44ih Sireet | "

The new sladium 1 )

“ring read" should
be designsd to |

provide access to =Ea |
are presented for the improvement and s |
developrient of specific properties, /4~y

together with an indication of the
“preferred” scenario for generating jobs,

Bacause of its
size and linear
configuration, Site

revenues and other benefits. | RR-ashould be
P10 landscaped and

in general, it is recommended that the maintained as
open space

City of Milwaukee cooperate with and
assist existing industries and property
owners within the Valley to achieve land
lse and development recommendations,
as described in the Implementation
section of this report,

Additional Design & Development
Guidelines for sites, buildings and public
rights-of-way are presented in Land Use
Appendix 2.

developed as surface parking to

E Sites V-1 and AR-1 are being
| serve the new Millsr Park facility

PRIORITY AREAA

Priority Development Area A consists of the
former railroad shops site. It encompasses
approximately 106 acres of land at the far
west end of the Menomonee Valley, just east
of the new Miller Stadijum.

Development Assets & Advantages:

e Vacant property

e Excellent size and configuration; one of the
largest expanses of unused industrial land in

the City

@ Single ownership

e Potential rail service

o Adjacent to Miller Stadium, which is already
undergoing significant infrastructure improve-
ment

@ Riverfront location

Site AR-2 should be developed as a
planned indusiriat/business park, public
infrastructure improvemants should be
undertaken to serve the naw park

(RA-1}

Maintain public access to the
waterfront and allow for
development of the Henry
Aaron Slate Park Trail

Falk
Corportion

. 35th Strest Viaduc!

While the proposed

Canal Strest sxtansion will not be needed
to serve initial devalopment, access from
the east will aveniually be needed

Development Limitations & Constraints:
e Lack of interior street system
e Lack of internal utility service

@ Documented evidence of environmental pol-
lution

e Located within the 100-year floodplain

e Problematic soils

@ Presence of dilapidated and unsafe vacant
buildings

e Visual eyesore

Improvement & Development
Recommendations:

e Detailed environmental analyses should be
conducted to: a) more fully document soil and

environmental conditions, b) estimate the
extent and cost of environmental remedia-
tion, and ¢ determine the feasibllity of new
urban development at this location.

o If urban development is determined to be
feasible, this property should be redeveloped
as an industrial/business park. The new park
should accommodate a range of manufactur-
ing, assembly, distrlbution, warehousing and
office/research uses. It should offer an envi-
ronment that will successfully compete with
other newer industtial parks in the Milwaukee
area, but should be designed to reflect its
urban location.

e The property should be designed and devel-
oped according to an overali master develop-
ment plan in order to ensure the coordination
of building sites, circuiation, parking and
pedestrian and open space facilities. While
the industrial/business park could be phased
over a period of years, it should not be par-
celed off and designed on a plece-meal basis.
e In addition to environmental clean up, sev-
eral other projects and improvements should
be undertaken to allow for industrial park
development. These include: a) access
improvements, including connections to the
new ‘ring road” to be constructed as a part of
Miller Park; and b} extension of all required
public utilities, including water, sewer, gas
and electric service.

« While the proposed Canal Street extension
is not considered essential to the initial devel-
opment of this property, access from the east
will eventually be needed as the industrial
park is developed. Design of the industrial
park should allow for constructlon of the
Canal Street extension—or a similar road-
way—at some point in the future.

e Pending the implementation of a develop-
ment program for this property, the existing
dilapidated structures should be removed and
the appearance of the site improved with
appropriate plantings and landscaping. This
will serve to eliminate a major eyesore within
the Valley and make the site more appealing
to potential users. If development of any or
all of the property proves to be infeasible, the
remaining green space should be maintained
as a visual amenity, enhancing the overall
appearance of the Valley.

PRIORITY AREA B

Priority Development Area B consists of the
Reed Street Yard. It encompasses approxi-
mately 17.5 acres of land along the south side
of the South Menomonee Canal, generally
extending from 6th to 3rd Streets.
Development Assets & Advantages:

¢ Predominantly vacant

¢ Good size and conflguration

o Good utility service

¢ Single ownership

e Rail service is available

e Waterfront location

» Good proximity to Downtown and the His-
toric Third Ward

e Adjacent to the P&V Tannery, which is
already undergoing reuse and revitalization

Development Limitations & Constraints:
e Limited access

» Environmental concerns due to former rail-
road and industrial land uses

e Problematic soils

@ Presence of several low-Intensity warehouse
and industrial uses

e Poor visual image and appearance

Improvement & Development
Recommendations:

e While it is assumed that new development
will be feasible at this stte, defailed environ-
mental analyses should be undertaken to
more fully document soil and environmental
conditions, and estimate the extent and cost
of any environmental remediation to be
required.

“Clean up" Sites M-8

Develop a new

: and M-8, which are plaza/open
: highly visible from this space aiang the
property waterfront

| Buildings

Maintain public
access fo the
waterfront and alfow
for develapment of a
trail system along the
S. Mesnomonse Canal

e The property should be redeveloped accord-
ing to an overall master development pian in
order to ensure the coordination of building
sites, traffic circulation, parking and pedestrian
and open space facilities. While redevelop-
ment might occur over a period of years, sub-
division and piece-meal development should
be avoided.

e While new construction will be required
within much of the site, several of the older
industrial buildings might be rehabllitated and
reused for new activities, including Site VB-9.

s To the extent possible, the surrounding
street grid should be extended into this prop-
erty to enhance access and better link the site
to the surrounding community.

e Buildings and open spaces should be
designed and oriented to take advantage of
the site’s waterfront location. Public access
should be provided to the waterfront. An
easement should be maintained to allow for
the development of a trail system along the
waterway. A new public plaza along the water
should also be encouraged.
. o Redevelopment of this site
| for commercial and residen-
tlal uses will also require
major improvements to the
properties immediately north
of the canal, which are cur-

! angng:’s' i rently an eyesore and are
shouldbe B3 LS g €t Secboth highly visible form this site
Sriansd [ & | (see recommendations for
waterway I gﬁ‘:"rfﬂe Priority Area D).

[ budnge o | Scenario 2: Industrial

interast Improvement &
Development

e Oregon o In the event that new
;:’a“;‘;: o mixed-use development can-
fo tha B Wy not be successfully attracted,
Tannary - 17 access; this slte should be improved
"E e’r(lfsﬁtfml and upgraded as a light
i ”nkagesh" . % f,’,aps,,y lndustrlal/warehousmg area.
Priority Area B mix of uses in Historic 2 Under Scenario 2, viable

Walkers Paint

existing uses should be main-

Scenario 1: Mixed-Use Redevelopment

e Under Scenario 1, this site should be rede-
veloped as a unique mixed-use, waterfront-
orlented actlvity center. The site should be
devoted to a more intensive mix of land uses
that relate to the nearby Downtown, Walker’s
Point and Historic Third Ward. This preferred
scenarlo will continue the recent trend of
upgrading land uses within this portion of the
Valley.

e Existing Industrial and warehousing uses
should be removed and perhaps relocated
elsewhere within the Valley. Mew specialty
retail, office and residential uses should be
promoted, similar to the mix of uses being
developed within the Tannery complex imme-
diately west of this property.

tained and enhanced, and
compatible new industrial
development should occur on vacant and
underutilized land.

e Vehicular access and iInternal circulation
should be improved. To the extent possible,
the surrounding street grid should be extend-
ed into this property to enhance access and
better link the property to the sutrounding
community.

e Public access should be provided to the
waterfront. An easement should be main-
tained along the northem edge of the proper-
ty to allow for the development of a trail sys-
tem along the waterway.

e The perlmeter of the slte should be screened
and landscaped to enhance views from the
waterway and from nearby development sites.
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Priority Development Areas

PRIORITY AREA C

Priorlty Development Area C consists of the
cluster of properties located along the north
and south sides of the Menomonee River, just
east of Emmber Lane. It encompasses vacant
land, vacant buildings, marglnal industrial
properties, and former rallroad land (see Land
Use Appendix 1 for the acreages and other fea-
tures of each parcel).

Development Assets & Advantages:

a Located within the heart of the Industrial
district

o Relatively good accessibility, except for sites
M-3 and RR-5

e Most sltes have good size and configuration
e Utllity service is available

Provide new
“gateway" design
features al Canal &
Emmber and at

e Rail service is available both north and
south of the river

o Waterfront location

@ Good proximity to the WEPCO Steam Plant
e Several vacant land parcels and vacant
buildings

Development Limitations & Constraints:

e Fragmented parcelization, with multiple land
owners

e Environmental concerns due to current and
former industriaf land uses

e Prablematic soils
e Portions are within the 100-year floodplaln

o Parcels M-2, M-3 and M-4 are occupied by
low-Intenslty industrial uses

o Parcels M-3 and VB-12 are visual eyesores
o Presence of the rall spur along Canal Street

Improve and upgrade Mt.
Vernon Avenus lo provide
access to key devslopment
sites

Maintain public accass to
the walterfront and allow for
development of a trail
syslem along tha river

Use landscaping and decoralive
fencing to scresn highly visible
industrial sites, particularly outdoor
storage and service areas

Davalop a new

T Ak

Canal & 6th Streets

) J'_*;v.*_tq._r:*.'-:*::mwmwtmmgﬁ:;;:rzmmm
s Lo f ToeeERRn

V11

Improve and |
upgrada Canal ¥
Strest, including
roadway
reconstructon, rail
relocatlon and
siregtscapa
treatment

= il
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wz
E
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thika

Relocata the existing rall
spur from Canal Strael to a
new locatlon along the
South Menomonse Canal

riverfront park near
the confluence of
the Menomoanes
River and the South
Manomones Canal

Improvs access fo
the Valiey from 6th
Slreal; an al-grads
intersaction at
Canal and 6th
Streels is strongly
recommended

Allow for the possible fulure
axtension of Canal Streat
sast of 6th Straet

S TR FUAE |

Improvement & Development
Recommendations:

e While It is assumed that new development
will be feasible in this area, detalled environ-
mental analyses should be undertaken of
each potential development site to more fully
document soil and environmental conditlons,
and estimate the extent and cost of any envi-
ronmental remediation to be required.

e Promote improvement and intensification of
this area for industrial use. The area should
provide sites for manufacturing, assembly, dls-
tribution, warehousing and slmilar uses.
Because of this area’s close proximity to the
steam plant, steam-using industries such as
food processing, commercial laundrles, etc,
should be promoted.

e Improve and upgrade Canal Street as it pass-
es through thls area. Improvements should
include: a) roadway reconstruction, b) reloca-
tion of the rail spur, and} provislon of side-
walks, street lights and streetscape features.

o Proceed with the current pians of Emmpak
to develop a distribution center at Site M-2.

o Promote redevelopment of Sites M-3 and
RR-5 for industrial use. If possible, these two
sites should be combined to create a larger,
consolldated development parcel. Access to
these properties should be Improved, perhaps
via St. Paul Avenue and/or an improved Mt.
Vernon Avenue. The existing auto pound and
gravel pile at Site M-3 should be removed. A
portion of Site RR-5 (Pettit Point) might be con-~
sidered for boat storage.

o Promote small-scale industrial development
at Site V-11, which is owned by the City. Rede-
velopment of this property should include a
small new “gateway’ design feature at the
intersection of Canal and Emmber Lane. This
site should be combined with Site M-4, which
is currently used for boat storage.

e Promote redevelopment of Sltes V-12 and
VB-5 for industrial use. If possible, these two
sites should be combined to create a larger,
consalidated development patcel. The vacant
Balco Metals buildings should be demolished
to allow for new development.

o Where possible, the Improvement and
development of all sites within this area
should provide public access to the waterfront.
An easement should be maintained along the
edges of all waterfront properties to allow for
development of a trall system along the river.
e Encourage WEPCO to become an active par-
ticipant in promoting and attracting desirable
new development within this area.

PRIORITY AREA D

Priority Development Area D consists of the
cluster of propertles located near 6th and
Canal Streets, In the eastern portion of the
Valley. It encompasses vacant tand, marginal
Industrial properties and public use sites, and
Is situated at the confluence of the Menomo-
nee Rlver and the South Menomonee Canal
(see Land Use Appendix 1 for the acreages and
other features of each parcel).

Development Assets & Advantages:

o Relatlvely good accessibility, which will be
improved even more with the 6th Street
reconstruction project

e Most sltes have relatlvely good size and con-
figuration

e Utility service is available
o Rail service is available
s Highly visible waterfront location

¢ Good proximlty to Downtown and the His-
toric Third Ward

e Good proximity to the WEPCC Steam Plant
o Parcel V-22 is vacant and City-owned

o Parcel PU-6 Is aiso City-owned, but is occu-
pled by the Bureau of Streets and Bridges

Development Limitations & Constraints:

o Fragmented parcellization, with muitipte land
owners

e Environmental concerns due to current and
former industriaf land uses

e Problematic soils

s Parcels M-5, M-6, M-7, M-8, M-9 and M-15

are occupied by low-Intensity industrial uses
e Parcels M-8 and M- are visual eyesores

o Presence of the rall spur along Canal Street

¢ Rebuilding of the 6th Street viaduct will be a
temporary constraint for redevelopment

Improvement & Development
Recommendations:

s While It s assumed that new development
will be feasible in this area, detailed environ-
mental analyses should be undertaken of
each potential development site to more fully
document soil and environmertal conditions,
and estimate the extent and cost of any envi-
ronmental remediation to be required.

e Improve the 6th Street and Canal Street “in-
tersection.” An at-grade intersection is strongly
recommended In order to enhance the acces-
sibillty, visibility and development potential of
this portion of the Valley.

o Improve and upgrade Canal Sreet as it pass-
es through this area. Improvements should
Inciude: a) roadway reconstruction, b) reloca-
tion of the rail spur, and) provision of side-
walks, street lights and other streetscape fea-
tures. In addition, sufflcient right-of-way
should be maintained to allow for the posslble
extension of Canal Street east of 6th Street in
the future,

o Relocate Morton Salt and Lake Shore Sand
to more suitable locations, perhaps to the port
area. These uses generate dust and other
adverse impacts, and represent an underutlli-
zation of land within this portion of the Valley.
They are also eyesores which are highly visi-
ble from nearby priority development areas.

e Where possible, the improvement and
development of all sites within this area
should provide public access to the water-
front. An easement should te maintained
along the edges of all waterfront properties to
allow for the development of a trail system
along the river and canal.

Scenario 1: Offlce/Showroom
Redevelopment

e If an at-grade intersection Is constructed at
6th and Canal Streets, it is recommended that
this area be redeveloped for more intensive
office and commercial uses. Under this scenar-
io, heavy industrial uses should be phased
out, and offices, showrooms, light industry
and service uses should be promoted.

o Sites V-22 and V-30 should be developed for
office/showroom use. Redevelopment of
these properties should include small new “ga-
teway” design features at the intersection of
Canal and 6th Street.

o Sites M-8 and M-9 should be redeveloped
for office/showroom/commercial use. Build-
ings and open spaces shouid be designed and
oriented to take advantage of the site’s water-
front locatlon. A new public plaza along the
water should also be encouraged.

e The existing cement plant properties at Sites
M-5 and M-7 should be redeveloped for
office/showroom use. Existing uses might be
relocated to the port area.

o If possible, Sites M-6, M-7, M-15 and V-22
should be combined to create a single, large
office/showroom redevelopment parcel.

e DPW should undertake a study to determine
the feasibility of either ellminating or relocat-
ing each of lts sites within the Valley. The
Bureau of Streets and Bridges (Site PU-6) is
located on the riverfront, but does not require
or make use of this valuable waterfront loca-
tion. Its redevelopment would make over 8
acres of land avaliable for new uses which
generate jobs, revenues and other benefits for
the City. If the current use remains, landscap-
ing and decoratlve fencing shouid be used to
screen outdoor storage yards along 6th and
Canal Streets, and along the waterways.

Scenario 2: Industrial Improvement &
Development

e If an at-grade Intersection Is not provided at
6th and Canal Streets, it is recommended that
thls area be maintalned and upgraded as a
light industrial/warehousing area. Under this
scenarlo, vlable existing uses should be
retained and enhanced, and compatlble hew
industrial development should occur on
vacant and underutilized land.

e Sites V-22 and V-30 should be developed for
light industrial use. Redevelopment should
Include small new “gateway” design features
at the Intersection of Canal and 6th'Street.

e Sites M-8 and M-9 should be redeveloped
for industrial use. The perimeter of these sites
should be screened and landscaped to
enhance views farm the waterway and from
nearby development sites.

e The existing cement plants at Sltes M-5 and
M-7 could be retained, although landscaping
and screening should be improved along the
Canal Street frontages of these properties.
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Section VI. Implementation Strategy

Introduction

Because of the vast size of this undertaking, the implementation of the
recommended Land Use Plan for the Menomonee Valley will require the
proactive efforts of both the public and private sectors. Extensive environmental
testing, remediation and infrastructure improvements will have to be completed
before any significant new development can be undertaken. A broad range of
funding and technical resources will have to be made available for these purposes
from City, State and Federal governments as well as from the private sector. It
will only be with public sector involvement and private sector funding that
potential development sites in the Valley can be improved and offered for sale at
prevailing market prices. In short, the cooperative efforts of a true public/ private
partnership will be the key to successful implementation of this recommended
land use plan.

There are several examples in the Milwaukee Region where the redevelopment of
brownfield sites, i.e., sites with environmental problems, is successfully occurring.
The City of Milwaukee has been a leader in brownfield redevelopment for several
years. Included in this effort are the Marquette University athletic fields in the
Menomonee Valley and smaller industrial sites on Dr. Martin Luther King Drive
and South 3™ Street. .

Another example is West Allis, less than two miles west of the Menomonee Valley,
which is redeveloping the former Allis-Chalmers tractor plant site. The city of West
Allis acquired this 26-acre brownfield site from Allis Chalmers, a cooperative
landowner, in 1993, and undertook the improvements needed for redevelopment.
These included extensive environmental remediation, removal of existing
foundations, soil compaction and construction of new water, sewer and storm sewer
lines. The same types of improvements will be needed at potential industrial sites in
the Valley, such as the Car Shops property.

The redevelopment costs incurred by West Allis amounted to nearly $80,000 per
acre, in addition to the land acquisition cost of about $46,000 per acre. The land
has been offered for sale to industrial and office users at market rates of $55,000
to $65,000 per acre. Thus, the city’s investment in the property will amount to
roughly twice the total revenue from land sales. Tax increment financing is being
used to cover the write-down of the land cost to market rates.

Most of the potentially developable land in the Menomonee Valley is under private
ownership. The expenditures required to make this land suitable for reuse may
approach, or possibly exceed, the levels experienced in the West Allis and similar
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brownfield projects. Hence, development efforts by private landowners will need
public sector support.

While the costs of brownfield site redevelopment in an urban center can be very
high, the potential returns to the community in the form of jobs and tax revenue can
be equally as high. Again citing the example of West Allis, two companies have
acquired 17 acres of the former tractor plant site and have constructed new facilities
with a total of 300 employees.

The two companies on the former tractor plant site paid a total of $385,000 in real
and personal property taxes in 1997. At this rate, the property tax revenue stream
will cover the city’s investment in improvements in less than six years. In fact, the
employment and tax revenue generated by this project will continue to grow,
since the property still contains sufficient acreage to permit substantial new
construction and the expansion of the existing facilities. In the judgement of the
Consulting Team, equally favorable results can be achieved through
redevelopment in the Menomonee Valley as set forth in the Land Use Plan.

Fortunately, new and expanded funding and technical resources are becoming
available for use by the public and private sectors in environmental testing and
remediation and the redevelopment of brownfield properties. In Wisconsin, a
significant package of financial resources and liability reforms was signed into
law by the Governor in October, 1997. Thus, environmental testing, remediation
and brownfield redevelopment that was financially and/or legally infeasible in the
past can now be accomplished. These significant changes bode well for the
redevelopment potential of the Menomonee Valley and the successful
implementation of this Land Use Plan.

The Action Agenda

The Action Agenda to implement the plan is presented below. It includes:

e The recommended action or project to be undertaken.

e The suggested timing for initiation and completion of each project and action.

e Responsible parties in the public and private sectors who should initiate and
participate in the project

e Suggested funding sources and assistance programs that might be available for
implementing each action and project.

All of the recommended actions should be undertaken and completed as soon as
possible within a reasonable time frame. The recommended timing for the projects
in the Action Agenda is as follows:

o Timing 1 projects should be undertaken immediately and be completed or in the
process of completion within one year following the approval of the Land Use
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Plan. These projects call for an administrative and/or public policy action, and
will not require significant financial investments.

e Timing 2 projects should begin as soon as possible and be completed within two
years following approval of the Plan. These projects involve physical
improvements essential to facilitate new development in the Valley.

e Timing 3 projects should begin as soon as reasonably possible and be completed
within a three to five year time frame. These projects are additional desirable
initiatives to support and encourage redevelopment in the Menomonee Valley.

An inventory of the funding and technical resources is included in the Master
Appendix of this report, which is in the possession of DCD, the Milwaukee
Metropolitan Sewerage District and the Menomonee Valley Business Association.

The abbreviations identified in the Action Agenda relate to the following:
Department of City Development — DCD; Milwaukee Economic Development
Corporation — MEDC; City of Milwaukee Department of Public Works — DPW;
Redevelopment Authority of the City of Milwaukee — RACM; Wisconsin
Department of Natural Resources — DNR; Wisconsin Department of Commerce -
DOC; Wisconsin Department of Transportation — DOT; Wisconsin Housing and
Economic Development Authority — WHEDA; U.S. Environmental Protection
Agency — EPA; U.S. Department of Housing and Urban Development — HUD;
National Park Service — NPS; Small Business Administration - SBA; Tax
Increment Financing - TIF; Community Development Block Grants - CDBG;
Industrial Revenue Bonds - IRBs; Transportation Economic Assistance Program —
TEA and Intermodal Surface Transportation Efficiency Act - ISTEA.

Recommendations

1. A public/ private partnership should be formed to implement this Land
Use Plan.

Due to the significance of successful implementation of this Land Use Plan
and the magnitude of this undertaking, a public/ private partnership should be
formed as soon as possible. Its members should include representatives of the
City of Milwaukee and private sector entities, including stakeholders in the
Menomonee Valley who commit to taking a proactive role in guiding the
Valley’s development. The partnership should be a legal entity, responsible
for the implementation of this Land Use Plan. This would include the
marshalling of private and public sector financial and technical resources and
promoting public and private sector participation in future planning and
development/redevelopment initiatives in the Valley.
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Recommended Actions

e A formal public/ private partnership (henceforth referred to as The
Partnership) should be organized to oversee the implementation of the
Land Use Plan.

e The Partnership should take all steps necessary to make it a legal entity
recognized by City, State and Federal governments.

Responsibility

The three sponsors of this study- the City of Milwaukee, Milwaukee
Metropolitan Sewerage District, and the Menomonee Valley Business
Association should take the lead role in establishing The Partnership.

Committed private sector stakeholders in the Valley should also be involved
in its organization.

Timing: 1
Funding and Technical Resources:

Local financial institutions, City of Milwaukee funds, as well as property and
business owners and civic and community groups in the Menomonee Valley
Study Area.

2. The City of Milwaukee zoning ordinance should be amended to facilitate
implementation of the Land Use Plan.

Virtually the whole of the Valley is covered by a single zoning classification, I-
A-125, “Industrial District.” This permissive classification has allowed uses that
detract from the environment and physical appearance of the area, thereby
discouraging new development. A single zoning classification is also inadequate
to provide for the different types of uses that are best suited to the different
sections of the Valley.

Recommended Actions

e The zoning ordinance should be amended to prohibit future uses in the
Valley that generate significant odors, excessive noise, point-source
pollution, and visual pollution.

e Zoning classifications should be created for the Priority Development Areas
that will prohibit uses that are incompatible with the development plan.
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Responsibility
New zoning regulations to be drafted by DCD and approved by the City of

Milwaukee Planning Commission and Common Council. The Partnership
should provide assistance as needed.

Timing: 1
Funding and Technical Resources:
None required, other than staff time.

3. Environmental and soil analyses should be undertaken at all sites suitable
for redevelopment in the priority areas.

An exhaustive review by the Consulting Team indicates that only a limited
amount of detailed data is available from public sources on the environmental
and soil conditions that will determine the feasibility and cost of new
construction in the priority areas. Environmental investigations have been
conducted by some property owners, but the Consulting Team has not been
given access to their findings.

Nevertheless, there is strong evidence of widespread soil and groundwater
contamination in the Valley; and because the soil consists of landfill, its
suitability for new construction with low cost foundations is uncertain. In the
case of Priority Development Area A, the foundations of demolished structures
will have to be removed to permit redevelopment. A thorough understanding of
these conditions is an essential prerequisite to redevelopment in the Valley.

Recommended Actions

e Environmental testing should be undertaken to determine the nature and
extent of the remediation that will be needed by State code to permit
redevelopment of the potential sites in the priority development areas.

e Soil tests should be conducted at each potential site to determine conditions
affecting construction (e.g., soil composition, bearing capacity, and water
table).

e An analysis of flood patterns in the Valley should be conducted to determine
what flood protection measures might be needed to permit construction on
potential development sites.

Responsibility

The Partnership, RACM and landowners in the Valley.
Timing: 2

Estimated Cost:
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Based on verbal description of the Menomonee Valley, Lockwood Greene
Engineering estimates the following range in costs:

e Preliminary (scoping) geotechnical tests - $1,000 for a ten-acre site to
$25,000 for a 100-acre site; estimate includes costs for tests, lab work,
analyses, and report of findings. It is understood that to design foundations a
much more comprehensive scoping would need to be undertaken.

e Environmental tests- Phase I is $3,800 for property under 50 acres and an
additional $100 per 50 acres for property over 50 acres. Phase II costs will
depend upon the size of the site and the number of environmental factors
being analyzed. Costs are estimated to range from $15,000 to $50,000 per
site.

Funding and Technical Resources:

TIF, CDBG; DNR, such as Brownfields Environmental Assessment Program,
Land Recycling Municipal Loan, ERTIF, and Redevelopment Assistance;
WHEDA’s Brownfield Remediation Loan Guarantee Program; EPA’s
Brownfields Economic Redevelopment Initiative; the U.S. Army Corps of
Engineers; lending institutions and CRA, and other private sources.

4. Financing for environmental remediation and site improvements should
be made available.

For the reasons given above, it is probable that major expenditures for
environmental remediation and site preparation will be required to make new
construction both technically and economically feasible at the potential
development sites. The magnitude of these costs will be indicated by the results
of the analyses of environmental and soil conditions and the kind of
development on each site. Public and private sector financing capabilities should
be mobilized to cover these costs as redevelopment proceeds in the Valley.

Recommended Actions

e The Partnership should work closely with public and private sector property
owners to seek assistance for environmental remediation and brownfield
redevelopment from State and Federal agencies and private funding sources.

e All available assistance programs from private sources and state and federal
agencies, including DNR, DOC, EPA, HUD, etc., should be utilized to
facilitate and support redevelopment in the Valley.

Responsibility

The Partmership along with State and Federal agencies and private funding
sources.
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Timing: 2
Funding and Technical Resources:

TIF; CDBG; MEDC, RACM, CRA; Development Zone; Enterprise
Development Zone; SBA; DOC’s Brownfields Grant Program and PECFA;
DNR, such as Brownfields Environmental Assessment Program, Land
Recycling Municipal Loan, ERTIF, and Redevelopment Assistance; WHEDA’s
Brownfield Remediation Loan Guarantee Program; and EPA’s Brownfields
Economic Redevelopment Initiative. The Federal Tax Payer’s Relief Act can
help reduce the costs of environmental clean-ups for property/business owners.

5. The Partnership and other official representatives of the City should take
the leadership role in promoting redevelopment within the Valley

Almost all of the sites suitable for redevelopment within the priority areas of the
Valley are privately owned. With the exception of the new distribution center
planned by Emmpak, the Consulting Team has not been informed of any
immediate plans for new projects on any of these sites. Due probably to the
physical, financial and legal obstacles to new development, the private property
owners appear to be unwilling to independently undertake the task of
redevelopment of their own properties. This situation could continue indefinitely
unless actions are taken to encourage and facilitate the development process.
Some City-owned property may also be suitable for redevelopment, including
one presently vacant parcel in Priority Area D and sites occupied by the
Department of Public Works.

Recommended Actions

e Meetings should be held with all property owners of potential development
sites in the priority areas to encourage them to redevelop their properties in
accordance with the Land Use Plan. If possible, a development strategy for
each site should be agreed upon.

e The cooperation and support of WEPCO should be sought in planning for
the development of potential sites for steam using industries in Priority Areas
CandD.

e Private developer interest should be actively sought to acquire the sites in the
Valley in cases where the owners would prefer to sell rather than invest in
redevelopment.

o If implementation of this Land Use Plan proves to be unachievable through
the initiatives of The Partnership and the private sector, the City should be
prepared to consider acquiring and redeveloping potential sites.
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e A needs analysis of all City-owned property in the Valley should be
conducted to identify any sites which can be used more productively for
projects that will generate additional jobs and tax revenue. Such sites should
be made available for redevelopment in the same manner as the privately-
owned properties.

Responsibility

The Partnership should direct the redevelopment initiatives. Official
representatives of the City who are not members of or involved in the formal
partnership should give assistance. Analysis of City-owned sites should be
conducted by the Department of Administration-Budget Office, with
assistance from DPW and DCD as needed. All other property owners should
be involved.

Timing: 2
Funding and Technical Resources:

See #3 for funding sources for environmental remediation and redevelopment.
Other funds for land acquisition, building construction, expansion, and
rehabilitation, equipment, business start-ups, etc., include: lending institutions;
MEDC’s Second Mortgage Financing, Target Loan Program, 504 Debenture
Program, Disadvantaged, Minority and Women-Owned Business Program,
Partnership Loan Program and Capital Access Program; DCD’s Tax Exempt
Bond Financing and Job Opportunity Bond Fund; DOC’s Industrial Revenue
Bonds and Major Economic Development Project Program; the SBA 7A Loan
Guarantee; Rehabilitation Tax Credits, the Wisconsin Women’s Business
Initiative’s Revolving and Micro Loan and Venture Fund; and foundations.

6. Land uses that degrade the environment or impede redevelopment should
be eliminated

Some existing land uses in the Valley are sources of contamination, potential
hazards to safety and health, and eyesores. Because of their negative impact on
the appearance, visual image and environment of the Valley, they also represent
a severe disincentive to new investment. These uses include sand, gravel and salt
piles; the remains of partially demolished structures; obsolete vacant buildings;
and an older rendering plant generating noxious odors.

Industrial operations that underutilize sites are also an impediment to future
redevelopment. In particular, two cement terminals in Priority Area D are
situated on sites suitable for more intensive uses that could generate more jobs
and taxes and have minimal environmental impact.
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Recommended Actions

e The Partnership should work with property owners and users to
expeditiously achieve the following:

a) Relocation outside the Valley of Morton Salt and Lake Shore Sand and
the City’s asphalt plant on Canal Street.

b) Removal of the gravel pile and auto pound on site M-3 and Milwaukee
Tallow on site M-15.

¢) Removal of remaining above ground structures on the Car Shops site

d) Demolition of the Balco buildings and remaining structures on former
Tews cement plant site

¢) Evaluate the relocation of St. Mary/Blue Circle and Lonestar cement
operations from the Valley and the demolition of their buildings in
Priority Area D. The City has no present intent to acquire their
properties.

e These actions should be undertaken as joint public/private initiatives through
The Partnership. If The Partnership cannot achieve the above through its
own initiatives and actions, the City should be prepared to consider
employing its enforcement and acquisition powers as needed.

Responsibility

The Partnership, and businesses/ property owners. Additional assistance may be
needed in the long-term from the City of Milwaukee.

Timing: 3
Funding and Technical Resources:
TIF, CDBG

7. Roadway reconstruction projects to support redevelopment in the Valley
should be undertaken.

The lack of direct access to Priority Area D via a major arterial street is an
obstacle to redevelopment. Improved access is essential if this area is to achieve
its full potential as a location for such high quality uses as offices and
showrooms per the Land Use Plan.

Similarly, the improvement of Canal Street is critical to the promotion of new
development in Priority Area C. The presence of an active rail spur within the
roadway is a serious hindrance to vehicular circulation within the area. On a
long-term basis, the extension of Canal Street into Priority Area A will probably
be necessary to support the full redevelopment of the former Car Shops site.
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Recommended Actions

e The proposed reconstruction of the 6th Street viaduct to create a grade level
intersection with Canal Street should be carried out.

o The Canal Street rail spur should be relocated and the roadway reconstructed
in accordance with the recommendations of the West Canal Concept Study.

e When and as needed, access to the east side of Priority Area A should be
provided through the extension of Canal Street or a similar roadway.

Responsibility:
DPW, DOT

Timing: 2 for the Sixth Street viaduct; 3 for the Canal Street reconstruction; the
timing for the third recommended action would be when needed and approved.

Funding and Technical Resources:
TIF; ISTEA and TEA

8. The appearance of the Menomonee Valley should be enhanced through
the creation of green space and other visual amenities.

Making the Valley a more attractive place to work and to visit will be of
general benefit to the citizens of Milwaukee and facilitate the attraction of
new investment to the area and serve the needs of adjacent neighborhoods.

Recommended Actions

e Landowners in the Valley should take steps to bring about the “greening” of
vacant sites and the screening of storage yards and outdoor work areas with
plantings and landscaping. Storage yards should be placed in structures, fully
enclosed and under roof. Surface parking is not appropriate along river banks
and should be prohibited.

e All necessary actions should be taken to continue the extension and
development of the Henry Aaron Trail through the Valley.

e Riverfront amenities including trails, a plaza and a park should be developed
as indicated in the Land Use Plan.

e Appearance and safety improvements should be made along the principal
streets in the Valley, including lighting, sidewalks and parkways.

o The principal entrances to the Valley should be designated as gateways and
embellished with special signage and other appropriate features.
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e Maintaining and enhancing visual amenities, including public art, and
recreational amenities, including consideration of the needs of the adjacent
neighborhoods for recreational space, should be an ongoing effort.

e Construction of additional wetlands for storm water and flood control, water
quality improvement, and open space should be considered where
appropriate.

Responsibility

The Partnership as well as DPW, DCD, MEDC, RACM, DNR, NPS and
property owners.

Timing: 2
Funding and Technical Resources:

TIF; ISTEA; DNR Stewardship Program; NPS Rivers, Trails and Conservation
Assistance; and Rails to Trails.
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A Marketing Plan for the Menomonee Valley

A marketing plan is an integral component of a successful economic development
strategy. Retaining existing industry and recruiting new firms into an area is a
competitive and challenging task. For every company looking for an expansion or
new facility site, there are far more choices to consider than ever before. A
successful marketing program and economic development initiative gets and keeps
the name of the region or community in front of location decision makers and the
consultants who advise them.

This is especially important in more mature metropolitan areas like Milwaukee and
nearly every city in the Midwest, where most of the growth is internally generated
from within their respective regions. According to industry experts, in mature areas
like Milwaukee, 75 to 80 percent of economic growth is due to internal expansion.
While most of the growth comes from the expansion of existing industry, new
ventures created by local entrepreneurs also make a significant contribution

And in mature areas like Milwaukee, cities oftentimes find themselves competing
against the suburbs and far reaches of the region to retain their existing employment
base and to attract new investment. Thus, the need to develop a coordinated
economic development effort and an effective marketing plan is imperative if the
city is to maintain and strengthen its competitive position.

According to an annual survey (by the Growth Strategies Organization) of economic
development organizations nationwide, their annual budgets to undertake marketing
and other economic development-related initiatives, such as those described in the
following Marketing Plan, are:

[Budget Percent of Organizations
Less than $10,000 4%
$10,000 to $25,000 3%
$25,000 $50,000 6%
$50,000 to $100,000 18%
$100,000 t0 $250,000 31%
$250,000 to $500,000 38%

The budget range for the economic development organizations depends upon the
level of effort undertaken for marketing and economic development and the amount
of funding available from private and public sector sources.

The Menomonee Valley is an underutilized asset in the City of Milwaukee with
strong industrial-related potential. The Valley is adjacent to the Downtown, close to
the Port of Milwaukee and Mitchell Field, and benefits from rail and highway
accessibility. It also has a strong base of existing industrial-related companies
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which have successfully attracted a wide range of employees, from laborers and
machinists to technical, professional and managerial level employees.

The Valley also benefits from its proximity to local colleges and universities as well
as to business support services in the City and suburbs. It has the potential to
become an important factor in the City of Milwaukee’s business retention and
attraction initiatives. However, to reach its potentials will require the implementation
of this Market Study, Engineering and Land Use Plan. The following marketing
plan is an integral component of the Plan.

NB: The Consulting Team has reviewed DCD’s 1998 Strategic Plan which includes
Marketing Action Plans. Some of the initiatives in the recommended marketing
strategy for the Menomonee Valley are included in DCD’s Plans. We recommend
that efforts be made to implement as many of the marketing strategies and plans as
financially and technically possible for the betterment of the City of Milwaukee as
well as the Menomonee Valley.

The Target Audience

Marketing the Menomonee Valley to potential investors within and outside the
region will require distinctive approaches. The following are recommended
marketing and related initiatives directed to each of these target audiences.

The Southeast Wisconsin Region

Clearly, the most promising audience for the marketing of the Menomonee Valley
Priority Development Sites consists of the company managers and entrepreneurs of
Southeast Wisconsin. As noted above, local firms will be the source 75 to 80
percent of the economic growth in Milwaukee. When sites become available for
reuse in the Valley, companies throughout the region need to be made aware of the
advantages of this location for any new facilities they may be planning to construct.
The most effective means of gaining the attention of these companies are discussed.

e The Real Estate Community. Typically, an industrial or commercial realtor
will be the first point of contact for a local company seeking a site for new
facilities within the region. Realtors are also networked with developers
interested in acquiring sites for new investment. It is thus critical for realtors to
be kept informed of development opportunities in the Valley. The can be done
through informal contacts with area realtors, newsletters, presentations to real
estate association meetings and special events. At least once per year, DCD and
MEDC should sponsor a tour of the city’s industrial site areas, including the
Valley, for local realtors and their clients.

e Public Relations. The negative image of Valley as an industrial backwater is an
obvious barrier to the attraction of new investment. As progress is made in
redeveloping the Valley, a public relations effort should be undertaken to
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upgrade its image in the minds of area residents and potential investors.
Improvements that are planned, in progress or completed along with “success
stories” about existing businesses in the Valley should be publicized in the
business and general media publications in the Milwaukee region. (In a recent
nationwide survey, economic development organizations rate public relations as
the most effective use of their marketing dollars.)

WEPCO. Wisconsin Electric Power Company has long experience in
promoting economic growth and industrial site development. As the power
supplier to the region’s business and industry, WEPCO has unique insights into
industrial growth trends in Southeastern Wisconsin. Because of the presence of
its steam plant, WEPCO also has a strong interest in the revitalization of the
Valley. DCD and MEDC should seek to establish a working partnership with
WEPCO in promoting industrial growth in the Valley, and particularly the
attraction of new steam using industries.

The External Market

Although lower in priority, opportunities to attract new investment from outside the
Southeast Wisconsin Region should not be overlooked. In this case, the marketing
of Milwaukee will take precedence over the marketing of the Menomonee Valley,
since prospects will have to be persuaded of the city’s location advantages before
they are willing to commit to any specific site. To more effectively market to the
outside world, Milwaukee should participate in or undertake the following.

Forward Wisconsin. Forward Wisconsin is an established public/ private
partnership that is the state’s lead business recruitment and marketing
organization. It has a marketing plan which focuses on 10 target industries, and
undertakes a number of marketing activities. DCD and the City of Milwaukee
could leverage their own marketing efforts by more actively supporting,
cooperating with and participating in the initiatives of Forward Wisconsin, such
as its prospecting trips, direct mail and promotional campaigns, special events,
and trade show booth appearances. The biggest cost commitment to
participation in Forward Wisconsin’s initiatives would be time.

In the short term, Forward Wisconsin’s list of target industries should be used to
conduct a direct contact program to reach prospects in growth companies that are
relevant to the Milwaukee economy. This should be accompanied by a
promotional campaign which should include article placement in trade journals
and attendance at trade shows. Once a prospect shows interest in Milwaukee, all
of the industrial areas in the City should be marketed, including the Menomonee
Valley.

Promotional Materials and the Internet. In today’s global marketplace where
competition is so keen, the City needs to portray itself from the first point of
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contact (i.e., its promotional materials and web site) as a progressive, healthy and
attractive city that is a “first class” location to work, do business and live.
Higher quality brochures and mailers and an expanded web site should be
produced, which promote the City as well as its business and industrial parks,
industrial corridors and industrial areas, including the Menomonee Valley.
Pictures, maps and graphics should be included in all printed materials.

The Menomonee Valley should be added to the City’s web site. It should be
described as a vital industrial area that will be benefiting from public/private
sector investment over the next several years, and its locational assets and
available financial incentives should be highlighted. The web site should also
include maps of the Valley, showing the Tax Increment Financing district,
Development Zone and available sites. Information about the Valley should be
updated as new developments occur.

e Promotional Campaign. An aggressive public relations (PR) campaign should
be conducted to spread the word to the external marketplace about the good
things happening in Milwaukee. Although editorial placements and articles in
publications like the Wall Street Journal, the New York Times and Barron’s are
not as effective for reaching business leads and prospects as direct contact, they
will provide the City with a strategic means of communication. The PR
campaign should focus on Milwaukee’s healthy economy and favorable new
developments affecting business in Milwaukee, the Menomonee Valley and its
other industrial areas.

e Executive Tours. Many states, regions and cities (e.g., Omaha and Nashville)
host Executive Tours for site selection consultants and representatives of
companies in selected target industries. The purpose of the tours is to enable
decisionmakers to personally experience the strengths and assets of the area and
the benefits of doing business there. Interaction with representatives of the local
governments, business community, residents and other stakeholders in both
work and leisure environments are a key component of Executive Tours. In the
future, Executive Tours should be considered to get the message out about the
city.

o Target Marketing Program. Above all, a target industry marketing program
should be considered. While Milwaukee has many strengths, it does not have
the obvious appeal of the low cost Sun Belt locations that have been most
successful in attracting new industry. For cities like Milwaukee, targeted
marketing is a more effective strategy than generalized appeals to companies of
all types. Therefore, to ensure long term marketing success, the following
actions should be pursued:

» Undertake the research necessary to identify the types of industries for
which a City of Milwaukee location would be most competitive.
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> Identify growth companies in these industries.

» “Sell” Milwaukee through directly contacting the key decision-makers in
the growth companies. Follow-up is imperative.

» Conduct a targeted promotional campaign, including article placement in
trade journals and attendance at trade shows.

Once a prospect shows interest in Milwaukee, all of the City’s industrial areas
should be marketed, including the Menomonee Valley.

Other Economic Development Initiatives

The consulting team has identified other initiatives that would have a favorable
impact on economic growth in Milwaukee and therefore on the revitalization of the
Menomonee Valley. Though not a part of the marketing plan, these actions would
support the marketing effort by contributing to the retention and expansion of
existing business. They have proven to be effective in many other cities and are
listed below for future consideration by DCD:

Business Call Program - A continuous program of scheduled visits to local
businesses to gain insights into issues affecting growth, provide “early warning”
of serious problems, and help find solutions.

Training Support — Establish an employer training council to serve as liaison
between business and local training institutions. The goal is to ensure that
training providers are fully aware of employers’ needs and that employers are
fully aware of local training capabilities. Based on the surveys and confidential
interviews completed for this study, there is clearly a need for better
communication between the Valley businesses and the training and education
institutions.

Resource Center — A “one stop shopping” center for information and assistance
with government programs affecting business including permits, financing
incentives, etc.

Entrepreneurship Forum — A scheduled program of events enabling local
entrepreneurs to network with colleagues, business and technology experts and
venture capital sources.
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e Organization Memberships - Participation by appropriate DCD and MEDC
staff in regional and national economic development organizations, i.e.
American Economic Development Council (AEDC), Midwest American
Development Council (MAEDC), and Council on Urban Economic
Development (CUED). Membership and participation will provide unique
opportunities to exchange ideas, network with other professionals, and acquire
knowledge of leading edge thinking and techniques in urban and economic
development.

Conclusion

This marketing strategy for the Menomonee Valley will help the City of Milwaukee,
DCD, the Partnership and other stakeholders retain existing businesses and attract
new companies to the Menomonee Valley and the City of Milwaukee, thereby
creating economic growth, increased tax revenues and jobs.
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Land Use Appendix 2

Design & Development Guidelines

Land Use Appendix 2 supplements the maps and graphics presented in
Section 5 of this report. It describes, in narrative form, the overall
revitalization concept for the Menomonee Valley, and presents the
guidelines to be used by the City to coordinate the improvement and
development of public and private properties within the Valley.

Overall Revitalization Concept

The Menomonee Valley will be revitalized as a cohesive and distinctive
urban industrial, business and employment district. It will consist of
industrial and business areas offering a range of site development
opportunities; mixed-use areas that serve and support the industrial area
and surrounding neighborhoods;-and-a rangeof public facilities, open--- -
spaces and pedestrian amenities.

The central portion of the Valley will be maintained and enhanced as an
urban industrial district. Within this portion of the Valley, viable existing
industries will be retained and enhanced, and new industrial
development and redevelopment will be promoted.

The eastern portion of the Valley will continue to be upgraded as a mixed-
use district providing sites for office, service, specialty retail and residential
uses that relate to and support the adjacent downtown, Historic Third Ward
and Walker’s Point areas.

Large-scale new industrial/business park development will be promoted in
the western portion of the Valley, on the site of the former railroad
maintenance shops. The infrastructure improvements currently being made
to serve Miller Park, located just west of the proposed industrial park, will
be extended into this property to allow for new industrial development.

The entire Menomonee Valley will be marked by improvements in safety
and infrastructure, retention and expansion of jobs and industries, new
industrial and business development, and enhancement of the area’s overall
image and appearance. = Improvement projects will include: the



rehabilitation and reuse of existing industrial buildings, new industrial and
business construction, street and infrastructure improvements, landscaping
and other appearance enhancements, and the provision of new amenities
which companies expect to find in a contemporary industrial park
environment.

The Valley will have improved accessibility and will be served by a street
system and public transportation facilities that provide safe and convenient
access to and circulation within the Valley.

The Valley will be characterized by a planned network of open spaces and
public amenities which will organize and provide focus to the Valley. The
Menomonee River will be improved and enhanced as an open space
amenity and pedestrian/bicycle corridor. An open space network will be
created which links major industries, the waterways, open spaces,
landscaped streets and surrounding amenities and development districts.

The Valley will have a coherent overall image and character. Individual
developments will be visually distinctive and compatible. To the extent
possible, the Valley will respect Milwaukee’s traditional neighborhood form
which is characterized by a grid pattern of streets, with buildings facing the
street.

The Menomonee Valley will become one of the City’s premier
employment centers that will complement and enhance surrounding

community areas.

Design & Development Guidelines

The Design & Development Guidelines listed below will assist the City of
Milwaukee in directing and coordinating public and private improvement
and investment within the Menomonee Valley.

The Design & Development Guidelines are intended to help retain and
- strengthen viable existing industries, attract desirable new industrial and
business development, foster a consistent_and coordinated development
pattern, and create an attractive and quality image and identity for the
Menomonee Valley.

The Design & Development Guidelines focus on the industrial portion of the
Valley; the mixed-use area in the far eastern portion of the Valley will be
subject to the City’s guidelines and standards for Walker’s Point
neighborhood.



Land Use

Promote area-wide revitalization of the Menomonee Valley as a
cohesive and distinctive urban industrial, business and employment
district.

Provide sites for a wide range of land uses, including manufacturing,

assembly, distribution, warehousing, office and research and
development facilities.

Promote business retention and new employment development
throughout the Valley.

Promote the removal or relocation of existing uses that generate
excessive noise, odor, dust or other adverse impacts that degrade the
Valley’s environment.

Prohibit new uses that generate excessive noise, odor, dust or other
adverse impacts that degrade the Valley’s environment.

Remove or relocate bulk storage piles of salt, coal, aggregates and
similar materials away from the Valley’s waterways; ensure that bulk
storage areas to remain are adequately screened and enclosed.

Promote commercial and service uses around the periphery of the
Valley which support the needs of the industrial district’'s employees
and business patrons.

Protect sites designated for industrial and employment use from
competing and conflicting land uses.

Building & Site Development

Where feasible, repair and rehabilitate existing industrial buildings in
poor condition.

Reuse vacant industrial buildings in serviceable condition for new

- business or industrial uses.

Where reuse or rehabilitation is not feasible, demolish deteriorated
and obsolete existing buildings to allow for new industrial
development.

Where possible, preserve buildings with historic and architectural
value.



Ensure that the design of new industrial buildings is compatible with
the surrounding building context.

Promote the use of architectural treatments or landscaping to add
visual interest to industrial buildings located along major streets or
on other highly visible sites.

Locate building service and loading areas away from front entrances
and major streets where possible.

Encourage parking, service and support facilities which can be
shared by multiple industries.

Encourage decorative metal fencing around the perimeter of
industrial sites to provide street level identity and enhance public
safety. Discourage the use of chain link fencing, except in areas that
are not visible to the public.

Clean up “high-priority development sites” and landscape these sites
with inexpensive and easy-to-maintain materials; these sites should
also have signs which indicate size, owner, contact phone number
and other pertinent information.

Transportation & Infrastructure

Provide safe and convenient access to the Menomonee Valley for
trucks, autos and public transportation.

Alleviate traffic congestion and operational problems along major
roadways within and around the Valley.

Improve street surface conditions, street lighting, viaduct conditions
and traffic signalization.

Reconstruct and upgrade Canal Street throughout its length within
the Valley.

- Relocate the-rail spur which now exists along the Canal Street right-

of-way.

Replace the existing 6t Street viaduct with an at-grade intersection at
Canal Street.
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