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1. Introduction

The City of New Berlinis carefully planning for the future with its Growth and Devel opment
Master Plan and the adoption of the Commercial Center Plan for the area along West
National Avenue east of Moorland Road. The City has also made amajor investment in the
Municipal Campus.

In January 2000, New Berlin began ancther step toward the future with the commissioning
of SmithGroup JJR and EarthTech to work with the City staff and Plan Commission to
develop the West National Avenue Redevelopment Plan. Planning for this project has
coincided with the preparation of the West National Avenue Sidepath Plan, which will

provide important pedestrian circulation improvements and streetscape enhancements to the
corridor.

1.1. West National Avenue Redevelopment Plan Study

Area
The West National Avenue Redevelopment Plan study area extends along West National
Avenue from the intersection of West National Avenue and South Moorland Road and to
South Town Road, as shown on the map on page 3. The study areaincludes properties on
the west side of South Moorland Road. Adjoining residential properties on West Church
View Drive have been included in the analysis.
The West National Avenue corridor islocated near the geographic center of the City of New

Berlin. Itisstrategically located west of the planned Commercial Center and east of the
Municipal Campus.

1.2 Project Goals and Objectives
The godls of the redevelopment plan include:
e Attracting commercial and office usesto the area.
¢ Redeveoping structuraly or economically obsolete structures and sites.
e Enhancing the physical appearance of the corridor.
e Maintaining compatibility with adjoining residential neighborhoods.
e Enhancing the property tax base.

e Protecting and preserving property values.
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e Maintaining the efficiency of the West National Avenue corridor with respect to
vehicular movement, capacity and safety.

e Providing safe and efficient circulation for pedestrians and bicyclists.

New Berlin plan staff worked with area stakeholders such as businesses and residents and
the consultants SmithGroup JJR and Earth Tech on this project. The planning process began
with a Planning Workshop where stakehol ders were invited to learn about the Plan and to
provide their input. There were also strategy and information gathering sessions between
staff and the consultants, Plan Commission meetings, numerous phone conferences and
individual meetings with stakeholders, and afina public hearing. New Berlin plan staff and
the consultants a so coordinated their redevel opment efforts with Graef /Anhalt/
Schloemer/Schreiber Anderson, the consultant team that is working on the National
Sdepaths Plan.

Thisreport highlights the planning process and it presents background analysis and
redevelopment recommendations. Appendix A — Meetings, Phone Conferences, and Field
Visits provides a history of the meetings, phone conferences and field visitsinvolving
stakeholders, City plan staff, consultants, Waukesha County Department of Transportation,
areared estate professionds, and others. Appendix B — Ste Identification and Land Based
Classification Standards provides detailed information on each parcel in the redevelopment
corridor; Appendix C - Sample Parcel Pro Forma is a step-by-step financial analysis of the
redevelopment of a particular commercial property in the corridor, concluding with the
average market rate rent of the property once redeveloped. Thisanaysisis designed so that
it can be applied to the remaining parcelsin the corridor. Appendix D - Suburban
Commercial Corridor Examples offers a photographic collection of economically viable and
attractive retail/office centersin similar commercial corridor environments; Appendix E -
Transportation Alternatives Letter Report includes the expert recommendations of the traffic
and transportation consultant, Earth Tech; Appendix F — Map of Controlled Access shows
access control restrictions along West National Avenue in the redevel opment corridor, and;
Appendix G — Business Improvement Districts includes information on how New Berlin
could create a business improvement district.
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2. Planning Process

The process of preparing the West National Avenue Redevelopment Plan involved extensive
input from stakehol ders that included business owners and managers and neighboring
residents.

2.1 Initial Public Workshop

The consultant team and City of New Berlin staff began the planning process with a
Planning Workshop held on February 9", 2000. The workshop offered business owners,
property owners and residents the opportunity to learn about the redevel opment project and
to share their needs and concerns.

Some of the key issuesidentified at the initial meeting included the following:

Pedestrian | ssues

e Severa speakersindicated that there are pedestrian movement issues that need to be
addressed in the West National Avenue Corridor Redevelopment Plan. Many people
walk between the residential subdivisions and the fast food restaurants and other
businesses on West National Avenue and Moorland Road.

Note: City staff indicated that the National Avenue improvements being undertaken by
the Department of Public Works include sidepath/sidewal k improvements for the
entire length of West National Avenue between 124™ Street and Calhoun Road.
Phase | will involve constructing sidepaths from Calhoun Road east to
Moorland Road.

e One property owner noted that there are pedestrian trespassers cutting through the yards
at 3901 and 3885 South Moorland Road. The study should consider ways to redirect this
pedestrian traffic.

e A representative of Holy Apostles Church indicated that there is a significant amount of
pedestrian traffic crossing West National Avenue at 159" Street. Parishioners park on
the business parking lots during Sunday services. Thereisaso aneed for pedestrian
facilities for students during the week.

Vehicular Traffic Issues

e Left-hand traffic turning movements at the corner of Howard Avenue and South
Moorland Road are a problem and a cause of congestion. One speaker asked if the
circulation pattern in the shopping center and the Commercial Center could be changed
so that this intersection could be eliminated.
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Note: City staff indicated that thisis an issue that needs to be handled as part of the
next phase of planning for the Commercial Center development. The West
National Avenue Study only addresses issues west of Moorland Road.

The median on South Moorland Road south of West National Avenue isnot shown on
the Commercia Center Plan. One speaker asked if the median is to be removed.

Note: City staff indicated that the drawings of the Commercial Center Plan that are
posted on the wall of the Council Chambers are conceptual. Thereisno plan to
remove the median.

A representative from Holy Apostles Church expressed concern about traffic movement
and congestion on weekends and during drop-off and busing periods during the week.

Zoning Issues

The owner of 3901 South Moorland Road wants to change the zoning for this property
from residential to commercial. The adjoining property north of this parcel is zoned
commercia and the adjoining parcel south is zoned office.

A property owner on West National Avenue expressed concern about the current B-2
zoning which limits the resale potential of his property. Under current regulations, a
new buyer could develop a business within the existing footprint, but it would be
difficult to construct a new commercia structure that would meet the district yard
setback requirements.

Several other property owners indicated that given present zoning regulations, unless
more than one property can be assembled there is limited redevel opment opportunity in
the area.

Note:  The consultant indicated that two of the issues that will be addressed in the
West National Avenue Redevelopment Plan are assemblage and zoning.

Noise and Light Nuisance | ssues

Several speakers who reside on Church View Drive indicated the need for noise and
light screening from businesses on the north side of National Avenue, particularly near
the intersection with Moorland Road.

Note:  City staff indicated that current ordinances control new lighting more strictly
than when some of these businesses wer e devel oped and that recent projects
have been required to provide improved screening of light sources and more
focused lighting.

A speaker asked if the City could construct screening and barriers, perhaps through Tax
Incremental Financing.

Final Plan
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Note:  The consultant indicated one of the potential tools the consulting team will be
considering is the use of TIF and that such improvements could be part of a TIF
Project Plan.

Other Issues

e Inresponseto aquestion from the consultant, the Holy Apostles Church representative
indicated that the Church owns the residence directly across 159" Street from the Magic
Fan. There are no immediate plans for this property or the other two adjoining
residential properties.

e Therewasarequest to add the dental office at 4010 Church Drive to the redevel opment
corridor.

2.2 Plan Staff and Consultant M eetings and Phone
Conferences

The consultant team conducted a series of interviews and met with business and property
owners to discuss individual development and redevelopment plans. At these meetings and
interviews property owners were able to discuss the specific impact onindividua properties
of various elements of the plan.

2.3 Technical Analyses

SmithGroup JIR and Earth Tech worked together on the transportation facilities analysis and
recommendations. Thisincluded phone conferences and a number of field visits. The
consultants also met with the Waukesha County Department of Transportation to discuss
policies pertaining to West National Avenue. Thisincluded discussing access management,
pedestrian crosswalks and the possibility of extending the boulevard.

SmithGroup JJR conducted phone conferences with Graef /Anhalt/Schloemer/Schreiber
Anderson to coordinate the West National Avenue Redevelopment Plan with the National
Avenue Sidepaths Plan. In addition, SmithGroup JIR conducted a site and structural
analysisfield visit and made severa visitsto similar commercia corridorsin Madison to
photograph examples of possible redevelopment options for the West National Avenue area.
All project meetings, field visits and phone conferences are recorded in Appendix A.
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2.4 Presentations at Plan Commission M eetings and the
Final Public Hearing

SmithGroup JJR presented alternative concept recommendations concerning land use
redevelopment strategies, transportation concepts and pedestrian and bike improvements at
the Plan Commission meeting held on March 27". Thiswas the first opportunity for the
Plan Commission to ask questions and comment on the project. The public was aso invited
to comment. The consultant made changes to the aternative concepts and presented revised
recommendations at the Plan Commission meeting on May 1%

Plan staff and the consultant gave stakeholders another opportunity to provide input at
individual stakeholders meetings held on May 25" and May 31%. The consultant utilized this
input along with further research and analysisto develop final recommendations that are
detailed in Section 4 Redevelopment Recommendations. The consultant presented the
recommendations at the final public hearing on June 19™. Due to various questions and
concerns, consideration of plan approval was deferred to the July 10" Plan Commission
mesting.

On July 10", the Plan Commission approved the plan pending staff conditions. SmithGroup
JIR addressed these conditions aong with further comments provided by staff and the
public. On September 18, the Plan Commission voted to approve the final plan.
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3. Background Analysis
3.1. Demographic and Existing Land Use Analysis

Demographic Survey

The City of New Berlinis one of the ten largest municipalities in Waukesha County. The
Wisconsin Department of Administration Y ear 2000 popul ation estimates indicate that New
Berlin currently has a population of approximately 38,461. The SEWRPC Regional Land
Use Plan for Southeastern Wisconsin: 2020, forecasts that New Berlin will grow to a
population of approximately 43,200 by 2020. In comparison, the Growth and Development
Master Plan Update for New Berlin forecasts that the City will grow to a population of
48,000 by 2020.

West National Avenue Redevelopment Area Land Uses

SmithGroup JJIR classified all parcelsin the redevelopment corridor using the 1999 Land-
Based Classification Standards (LBCS) from the American Planning Association (see
Appendix B — Ste Identification and Land Based Classification Sandards). The new
standards call for classifying land use along the following dimensions: activity, function,
structure, type, site development, character, and ownership.

The function dimension of the LBCS refersto the economic function or type of
establishment using the land. Thereis amixture of the following types of functionsin the
redevelopment corridor: office, retail, service, institutional and residential.

Existing Zoning

The study areais primarily zoned B-2 General Retail Sales and Service. Thereare also
parcels zoned R-2 Single-Family Residentia; Institutional, and; O-1 Office and Business
Service. Parcels are quite small and shallow making redevelopment difficult under the
current zoning code.
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Existing Master Plan Classification

The Master Plan Update shows that during the next 20-year planning period, New Berlinis
likely to approach full build-out (Table 2, below). To accommodate this growth, the City is
carefully planning for future land use. Thisincludes preserving current land use and
considering redevel opment options that maximize land capacity to meet future land demand.

Table?2

City of New Berlin: Forecasted Land Demand Versus For ecasted L and Capacity
(New Berlin Land Demand Analysis— Pflum, Klausmeier & Gehrum Consultants, 7/99)

Land Use

Land Demand (2020)

Land Capacity

Residential

4,426 housing units (2,500 acres or 4 square
miles)

Between 4,450 and 6,100
housing units

Retail and Office | 247 acres (supporting 2.7 million square feet of | 36 acres (400,000 square feet)
floor area with 7,350 employees)
Industrial 282 acres (supporting 4.3 million square feet of | 46 acres (700,000 square feet)

floor area with 2,900 employees)
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3.2. Siteand Structural Analysis

SmithGroup JJR conducted a site and structural analysis of each parcel in the redevel opment
corridor. The area primarily includes smaller parcels that are oddly shaped. Many of the
buildings are older, yet structurally sound. These structures would benefit from design
modifications. In addition, a number of structures and sites need improved maintenance.
Many of the sites are not designed to maximize building and parking areas. There are
generally not enough parking stalls available. Thisis especially the case along the frontage
road area on the north side of West National Avenue.

Overall, the redevel opment corridor lacks a consistent architectural design. Design
guidelines are detailed in Section 4.4 Recommended Design Guidelines. Painting and fence
repair is needed on some of the properties. Also, many of the structures are in need of trash
screening.

Some businesses fronting West National Avenue and South Moorland Road include rear
yard fencing and/or landscaping as a screen from the residences on South Mark Drive and
West Church View Drive. Some of these residences have added their own screens.

3.3. Transportation Facilities Analysis

The portion of West National Avenue within the redevelopment corridor extends from South
Moorland Road to South Church Street (South Town Road). This corridor is predominantly
afive-lane roadway with four through lanes and atwo-way left-turn lane. A median
currently separates east/west traffic at the east end of the redevelopment corridor, from
South Moorland Road to a point approximately 700 feet west. Two median openings and an
eastbound left turn lane at South Moorland Road exist within the median. The west most
median opening provides access to a frontage road on the north side of West National
Avenue and a driveway for arestaurant on the south side. The east most median opening is
located within the left turn lane and provides access to a driveway shared by Car-X and
Hardee' s on the north side of West National Avenue.

West National Avenueis County Trunk Highway (CTH) ES and access to abutting
propertiesis controlled by Waukesha County under Chapter 24, Section 1 of the Waukesha
County Code of Ordinances, entitled “Permits for Access to and Alterationsin County Trunk
Highways’. Chapter 24 identifies standards for placing, constructing or atering driveways
to promote the orderly and safe movement in and out of private properties with minimal
impact on through highway traffic. In addition to setting up design standards for
constructing driveways, the code indicates that the number of access points permitted shall
not be greater than:

- 1 for aproperty with 0 —600 feet of CTH frontage

- 2 for a property with 600 — 1500 feet of CTH frontage

- 3 for a property with 1500 — 2500 feet of CTH frontage
- 4 for a property with 2500 feet —amile of CTH frontage
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Waukesha County has also established the “Map of Controlled Access’ to identify existing
access and locations where access is not permitted. The Map indicates that no access shall
be allowed on the north side of West Nationa Avenue from:

- South Moorland Road to a point approximately 50 feet to the west

- North 159" Street to a point approximately 160 feet to the west

- East most property line of Holy Apostles Church to a point approximately
55 feet to the east

- South Town Road to a point approximately 130 feet to the east

The Map also indicates that no access shall be allowed on the south side of West National
Avenue from:

- South Moorland Road to a point approximately 60 feet to the west
- South Church Street to a point approximately 180 feet to the east

The County’s “Map of Controlled Access’ shows that the majority of the existing access
points within the redevel opment corridor meet the County’ s access ordinance. However,
there are some properties that have special access rights that are explained within the
individual property’s deed.

Currently, West National Avenue, between South Moorland Road and South Church Street
(South Town Road) is bordered by 30 properties. Of these 30 properties, two are used as
parking lots by adjacent properties and seven are accessible only from a frontage road
located east of North 159" Street on the north side of West National Avenue. These
properties account for 21 access points (driveways) to West National Avenue. In addition,
North 159" Street and the frontage road each intersect West National Avenue. All but two
access points are fully accessible to or from east and westbound West National Avenue.
Thus, the combination of these access points and intersections amount to 273 potential
conflict points. A potential conflict point is alocation where vehicular paths cross creating
the potential for acollision. A typical access point within the project corridor has 11
potential conflict points while atypical 4-legged intersection has 30 potential conflict points.
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3.4. Overview Market Analysis
West National Avenue Redevelopment Trade Area

Primary Trade Area

The West National Avenue Corridor islocated centrally in the City of New Berlin. The
primary trade area consists of an area within approximately one mile to one-and-one-half
mile radius of the intersection of West National Avenue and Moorland Road. The primary
trade areais roughly bounded by Cleveland Avenue on the north, Sunny Slope Road on the
east, Beloit Road on the south, and Calhoun Road on the west. This is the area within which
most retail stores and servicesin the study area draw the magjority of their business. The
businesses in the vicinity of the Moorland Road and West National Avenue intersection are
the closest neighborhood-shopping district for the primary trade area.

The primary trade area has approximately 2,000 to 3,000 households and a population of
approximately 6,000 to 9,000 persons. The areais astable residential district consisting
predominantly of low and medium density single family residences. While there may be
some additional single family residential development to the west and limited infill
multifamily development, the primary trade areais generally a mature suburban environment
unlikely to experience large changes in either population or household characteristics.

Secondary Trade Area

The secondary trade areais alarger areathat encompasses al of the City of New Berlin.
Professional offices and some service businesses, such as sit-down restaurants and repair
shops draw their business from the larger secondary trade area. The population of the
secondary trade areais approximately 38,461. SEWRPC projects that the population of the
areawill reach approximately 43,200 by the year 2020.

The proximity of the City of New Berlin Municipal Campus hel ps draws potential customers
to the West National Avenue Corridor. With the implementation of the Commercial Center
Development Plan for the area east of Moorland Road, the West National Avenue Corridor
may become a more attractive business location and potentially expand the primary trade
areato include more peripheral neighborhoods — particularly to the west where there are
fewer competing business districts.

Existing and Potential Business Types

Currently the majority of the businesses along the West Nationa Avenue Corridor west of
Moorland Road are restaurants, services, and professional offices. With the exception of the
drive-in franchise restaurants, most of the businesses are locally owned. The mgjority of the
businesses occupy space in older buildings, many of which are converted residences. Most
of the commercial structures are over 20 years old and are to some extent either physically or
functionally obsolete.
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Real estate professionalsin the New Berlin and adjoining suburbs who were interviewed as
part of this project have indicated that the West National Avenue Corridor is perceived asa
stable neighborhood. However, business development opportunities along the corridor are
severely limited by the size of parcels and cost of assembling smaller parcelsinto
developable larger sites. Because of the limited parcel size and the challenges of assembling
larger parcels, the area has limited potential for attracting national-franchise retailers who
generally require larger building footprints and substantial on-site parking.

The area a so faces strong competition from other nearby commercial and office districts.
To the north in the Brookfield/Bluemound Road area and to the west in Waukeshathereis a
large supply of Class A office space. The area has office vacancy ratesin the range of 12 to
16 percent. While the regional demand for Class A office spaceis strong, construction of
new Class A spaceis continuing to add to the supply. There continues to be sites available
for new office construction with closer proximity to 1-94 and other regional highways.

In terms of retail businesses and services, the West National Avenue Corridor west of
Moorland Road competes primarily with other neighborhood and community-scal e shopping
centersin New Berlin. The City of New Berlin has identified the Commercia Center east of
Moorland Road as the City’s primary retail and service district. It isanticipated that the
majority of new retail businesses and services in the City of New Berlin will be located in or
near the Commercia Center where large sites are available and the City istargeting such
uses.

While the West National Avenue Corridor district does not compete with regional shopping
centers and “big box” retailers on South 76™ Street and along Bluemound Road in
Brookfield, these locations tend to attract national-franchises and other larger stores.
Regional centers and “big box” retailers continue to draw potential customers from smaller
neighborhood districts, such as West National Avenue.

Due to acombination of factors influencing devel opment opportunities, the West National
Avenue Corridor west of Moorland Road is most suitable for amixture of locally owned
services and professional offices. The areais unlikely to be a competitive site for larger
retail stores due to small lot size and relatively poor access. The following list includes the
most probable types of business that could be located in the area:

Office Uses

Medical clinics

Dental offices

Legal offices

Accountants

Insurance and financial services
Real estate offices

Contractors offices
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Retail and Service Businesses

Hair and other personal care businesses

Business services (e.g. mailing services, copy shops)
Drive-in and other eating establishments

Day carefacilities

Specialty retailers (e.g. hobby shops, sporting goods)
Coffee shops and deli’s

Office Development Potential

Offices represent one of the most desirable land uses for parcels along the West National
Avenue Corridor because of both market factors and compatibility with neighborhood
residential uses. Officestend to generate less traffic and have fewer external nuisances, such
as noise and lights, than retail uses. Office spaces are also somewhat more flexible in terms
of building footprint and tenant space configurations. These types of uses can be constructed
on smaller or irregularly shaped lots or in remode ed buildings.

Office Rental Rates

Rental rates for Class A office space in eastern Waukesha County range from $18.00 to
$22.00 per square foot. This spaceistypically in newer buildings with underground or
inside parking, elevators, and high quality lobbies and other common areas.

Rental rates for Class B or Class C office space in the region generally ranges from $9.00 to
$15.00 per foot. This spaceistypically remodeled space in older buildings without attached
or underground parking or enhanced common areas. Nearly al of the existing office space
along the West National Avenue Corridor is considered Class B or Class C and with rents
falling into the lower range of regiona averages.

Table 3 shows the current rental and |ease rates for sites somewhat comparabl e to those on
West National Avenue.
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Table 3 - Comparable Office Centers
(Commercial Leasing and Sales Guide, The Business Journal, June 16, 2000)

Office Center/Address Total Space Space Available | Rental Y ear

Rate/dollars | Built/Year
Renovated

Cédlular One Office Building, 27,000 sq. ft. | 0. ft. 9.50n 1965/1999

20925 Watertown Road,

Brookfield

Watertown Professional Building, | 22,528 sq.ft. 1,071; 1,443 sq.ft. | 14.75g 1983/ 1994

20700 — 20720 Watertown Road,

Brookfield

Iron Horse Crossing, 12425 Knoll 18,000 sq.ft. 900 —1,200 sg.ft. 14.00n NA / NA

Road, EIm Grove

Plank Road Plaza, 13500 17,500 sq.ft. 675; 1,450; 12.00-17.5g | NA /1985
Watertown Plank Road, EIm 1,650; 2,275 sq.ft.

Grove

Glenwood Executive Center, 16,800 sg. ft. | 2,200 sq. ft. 19.50g 1999/ NA
15400 W. Capital Drive,

Brookfield

gross (g) —the landlord (lessor) is responsible for paying all property expenses including taxes, utilities and repairs.
net (n) —in addition to the rent, the tenant (lessee) pays such expenses as taxes, insurance and maintenance.
not available/applicable (NA) —the category is either not available or applicable to the particular centers.

Office Occupancy Rates

According to the NAI MLG's 2000 Office Market Review, the City of New Berlinis
experiencing a 14.8 percent vacancy rate in office buildings. Thisvacancy rateissimilar to
office areasin Brookfield and Wauwatosa. While there has been a steady demand for office
space, new construction has kept pace with the demand.

One trend observed in the 2000 Office Market Review isthat vacancies in both the New
Berlin and Brookfield areas are on the rise as office tenants move further west to take
advantage of lower |ease rates in the western suburbs. To the extent that lower priced sites
may be available aong the West National Avenue Corridor, the study area could benefit
from the outward migration of office spaces and tenants.

Potential for Class A Office Devel opment

In order to attract Class A office space to the West National Avenue Corridor, existing
structures will need to be demolished and in many cases adjacent parcels will need to be
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assembled. Smaller parcels, particularly those on the north side of West National Avenue
are unlikely to be attractive or economically feasible sitesfor Class A office construction
without some level of public assistance.

A preliminary pro formafor redevel opment on the Magic Fan Property at 15820 West
National Avenue indicates that without any form of public assistance, a developer of new
Class A office space at this site would need to command alease rate of approximately
$24.50 per square foot. A comparable preliminary pro formafor redevelopment of the two
parcelsat 15738 (Viking Catering) and 15744 (Art of Dentistry) indicates that offices at this
site would need to receive arental rate of at least $20.37 in order to reach minimum
economic feasibility. (See Appendix C - Sample Parcel Pro Forma)

Thereisdlight likelihood that either of these parcels, or other similar parcels along the
corridor, could be redevel oped for new Class A office space without some type of specia
“gap financing” assistance from the City in order to discount the cost of site acquisition and
demolition. With “gap financing” office redevelopment is potentially feasible and would
represent agood land use for these sites and other propertiesin the study area.

Retail Development Potential

Retail Rental Rates

Therenta rates for smaller retail usesin the West National Avenue corridor are roughly
comparable to those for office spaces. In fact some of the rented space along the corridor
has switched back-and-forth between office and retail or service uses.

According to NAI MLG' s Retail Market Review (2000), Bluemound Road in Brookfield
remains the most sought after retail corridor in the Milwaukee metropolitan area. Lease
rates in this corridor are now above the $20 per square foot ceiling. Thereisahigh
occupancy rate along Bluemound Road and retail ers seeking space there are now being
forced to look at other locations in the submarket including Calhoun Road at North Avenue
and along Capitol Drive. There has been a particularly strong demand in this areafrom
nationa tenants.

Non-national franchise tenants in older structures tend to pay rental rates of $9.00 to $15.00
per square foot of retail and service space, which is generally comparable to rental ratesfor
Class B and Class C office space.

Table 4 shows the rents charged in severa shopping centers comparable to either existing
sites within the West National Avenue Corridor or newer construction.
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Table 4 — Comparable Shopping Centers
( The Business Journal, Commercial Leasing & Sales Guide, June 16, 2000)

Shopping Center JAddress Total Space Space Available | Rental rate Y ear
built/renovated

Brookfield Lakes Corporate | 32,204 sq.ft. 0 sq.ft. NA 1994/ NA
Center X1V, 17925 W. Blue
Mound Road, Brookfield

TheTile Shop Center, 1725 | 20,000 sq.ft. 0 sq.ft. 14.00 NA /1994
S. 108" St., West Allis

Making Waves Building, 16,000 sg.ft. 80-200 sq.ft. 12.00n 1991/ 1998
805 S. 108" St., West Allis

Shopping Center 7,567 sq. ft. 4,874 «. ft. 18.00nnn Summer 2000/
13175 W. Blue Mound Road NA

gross (g) —the landlord (lessor) is responsible for paying all property expenses including taxes, utilities and repairs.
net (n) —in addition to the rent, the tenant (lessee) pays such expenses as taxes, insurance and maintenance
triple-net (nnn) — tenant pays all operating expenses of the property; the landlord receives a net rent.

not available/applicable (NA) —information for this category is either not available or applicable.

Mixed-Use Structures

The City of New Berlin Plan Commission has expressed interest in attracting mixed-use
development with first floor retail/office and second floor residential development along
West National Avenue. Interviews with real estate professionalsin the area suggest that
second floor residential devel opment would be difficult to market in the redevel opment
corridor. Upper level residential uses in mixed-use structures generally require a higher
population density and areas that are more pedestrian-oriented or have other unique
amenities. The fact that the potential redevelopment sites along the West National Avenue
corridor tend to be relatively small means that residential uses in mixed-use buildings would
need to be oriented toward the busy arterial and would not be able to incorporate site
amenities. Most arearea estate professionals believe that it is unlikely that upper level
residencesin the redevelopment corridor could command market-rate rents.

An exception may be owner-occupied buildings where a business owner or manager resides
above or adjacent to abusiness use. There has been a history of successful home
occupations along the corridor. Zoning requirements should continue to alow such
occupancy, but mixed-use structures are unlikely to be amajor component of the
redevelopment picture.
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4. Redevelopment Recommendations

4.1. Recommended Land Uses and Zoning

1

The redevelopment corridor is a high profile arealocated between the
Commercia Center to the east and the Municipal campusto the west. In order
to preserve the commercia character of this area, the properties fronting on
West National Avenue should remain B-2 Genera Retail and Services Zoning
District (see page 21, Land Use Recommendation and page 22, Recommended
Zoning Map).

New Berlin residents and City staff prefer to retain residential land use aong
West Church View Drive and West Mark Drive. For thisreason, the residentia
land uses and residential character along West Church View Drive and West
Mark Drive should be maintained and protected through retention of the R-2
Suburban Single-Family Zoning District. Commercia zoning and commercial
uses, including parking, should not be allowed to extend to propertiesthat are
currently zoned residential and front on West Church View Drive and West
Mark Drive.

The three properties fronting on West National Avenue adjoining Holy Apostles
Church (15850 — 15970 West Nationa Avenue) should be acquired by the
Church for parking and landscaped area. Thiswould provide enhanced visibility
for the church and parochial school and would make the institution a more
prominent feature of the streetscape. However, the property owners retain the
right to decide if and when they would like to sell and to whom.

The City of New Berlinis currently revising its zoning code. Thisincludes
creating the Transitional Zoning District, which will provide a bridge between
commercia and residential zones. It will include for example, home
occupations. The residence at 3901 South Moorland Road and the dental office
at 3911 South Moorland Road should ideally be rezoned to the Transitional
Commercia Zone. Until thisdistrict is officially created, 3901 South Moorland
Road should be zoned O-1 (Planned Unit Development) Neighborhood Service
District to maintain consistency with 3911 South Moorland Road.

The most efficient and cost-effective development patterns would occur through
combining adjacent lotsto create larger development parcels. Through parcel
assembly, property owners can create parcel shapes and sizes that will meet the
requirements of the B-2 zoning district and the proposed West National Avenue
Overlay Didtrict. In addition, assembled parcels are more likely to be éigible
for the redevel opment funding options recommended in this plan.

Parcel combination recommendations are discussed below and illustrated on the
map on page 23, Parcel Combination Recommendation.
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Along the north side of West National Avenue, parcels on the frontage road are
shallow and have limited space for parking. To help maximize areafor parking
and buildings, the frontage road should be vacated and parce combinations

should be considered. New structures could be built to complement each other:

Beginning with parcel #3 and moving west, combine parcel #s 3, 4 and 5.
Combine parcel #s6and 7 and 8; and 9 and 10. Build new structures or modify
existing structures on the assembled parcels with complementary facades and
landscaping.

Combine parcel #s11, 12, 13 and 14. By combining the three parcelsin front
of Holy Apostles Church with the Church lot, the Church will gain needed
parking spaces along with a more prominent presence on National Avenue.

Combine parcel #s16 and 17. This combination would reduce driveways onto
National Avenue.

Combine parcel #s20 and 21. This combination would reduce driveways onto
National Avenue and provide alarger development parcel that could more easily
be devel oped in accordance with the B-2 zoning district and the proposed West
National Avenue Overlay District.

Combine parcel #s23 and 24. Parcel #24 is shallow and narrow. The current
structure on thislot is too small for office development and does not provide
much parking. Parcel combination will create alarger development parcel for
possible office development. It will also allow the combination of the
driveways on parcel #s 24 and 25.

Combine parcel #s 27 and 28. The westernmost driveway on parcel #27 should
be combined with the driveway on parcel # 26. The easternmost driveway on
parcel #27 should be combined with the driveway on parcel #28. This driveway
should be aligned with South 159" Street to create a safer and more efficient
traffic pattern.

Combine parcel #s 29, 30 and 31 to create amore devel opable parcel shape and
alow for combination of driveways.

Combine parcel #s 35 and 36; and, #s 37 and 38. Property owners could choose
to develop commercia buildings on these parcels that maximize the available
parcel area.
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4.2. Recommended Transportation Facility | mprovements

The following recommendations from the transportation consultant Earth Tech are
intended to reduce collisions between vehicles, and collisions between vehicles and
pedestrians, improve access to businesses, and improve through traffic flow. These
recommendations are also discussed in Appendix E — Transportation Alternatives
Letter Report. Appendix F - Map of Controlled Access provides detailed ingress and
egress information along West National Avenue and South Moorland Road.

1.

The existing median that extends west on West National Avenue for
approximately 700" from the intersection of South Moorland Road should be
extended an additional 1,500 westward to South Church Street (South Town
Road). The median should be constructed within the existing 14’ center turn
lanes (see page 27, Transportation Recommendation).

Note:  The median design should be based on 18" curbsand an 11’ grass area.
Thisisthe same dimension that Graef /Anhalt/ Schloemer/Schreiber
Anderson is recommending el sewhere on West National Avenue.

In combination with the proposed reduction in access points, the median
extension will better manage abutting property’ s ingress and egress traffic along
the project corridor and al so reduce the number of potential conflict points.

A median idand will aso provide midway refuge for pedestrians crossing West
National Avenue. Pedestrians will have to cross only one direction of West
National Avenue at atime.

Left-hand turn lanes should be installed at the South Church Street (South Town
Road) and 159™ Street intersections with West National Avenue.

The left-hand turn lanes will remove any queued turning vehicles from the
through lanes, reducing the chances for rear-end accidents. The left-hand turn
lanes will also maintain through traffic flow.

Twenty-eight foot decorative lighting (matching the pedestrian-scale lighting)
should be installed within the median.

Note: Decorative street lighting can be phased-in at a later date depending on
funds availability.

This decorative lighting will match the lighting proposed by
Graef/Anhalt/Schloemer on the median along other portions of West National
Avenue.

Two of the property owners in the redevelopment corridor hold revocable
easements that allow their propertiesto encroach upon the West National
Avenueright-of-way. Asaresult, portions of parking lots, signage and
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driveways extend into the right-of-way. The City could consider revoking these
permits since the encroachment areas conflict with the sidepaths and terracing.

The frontage road on the north side of West National Avenue should be vacated
and attached to adjoining parcels at the time of assemblage and redevel opment.
The street right-of-way should be converted to a double-loaded parking aisle.
Cross-easements in the names of adjoining property owners and the City should
be reserved to enable continuous access through a 24’ parking aisle.

In order to vacate the roadway, the City would have to reach an agreement with
the property owners and exercise a permitting process. The Board of Public
Works and the Common Council would have to approve this action. The
County would aso have to review the action and provide comments and final
approval. Converting the frontage road to a shared parking area would better
serve the properties by alowing more efficient use of the space for both parking
and circulation.

The median-break and access for the east end of the frontage road should remain
at its present location.

The west frontage road access point should be relocated and setback
approximately 100’ north of the intersection of South 159" Street and West
National Avenue.

The intersection at the west end of the frontage road and South 159" Street is
extremely close to the intersection with West National Avenue. It not only
makes it difficult to complete movements when vehicles are in queue on North
159" Street, but it is also a potentially hazardous situation.

The 6" sidepath and 6’ terrace area on both sides of West National Avenue
should be constructed. The sidepaths and terrace areawill complement the
redevelopment corridor efforts. As properties redevelop, this plan recommends
that walkways be added to the sites to connect with the sidepaths along West
National Avenue. Thiswill improve pedestrian connections from residential
areas to and from offices, restaurants and shopsin the area. It will also make the
area safer for children walking to and from school.

The existing median opening within the eastbound | eft turn lane at South
Moorland Road should be closed. It is not advisable to have a median opening
within aleft turn lane and in such close proximity to a major intersection.
Motorists traveling through the intersection are focusing their attention on the
traffic movements within the intersection and are not expecting non-ordinary
traffic movements such as that created by the median opening. Thereisalso
inadequate storage for a vehicle within the median opening. A vehicle that gets
stopped within the median opening is not able to clear the paths of the east/west
traffic and as a result creates the potential for accidents.
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10. Driveway access to West National Avenue and side streets should be limited
through the site review process. With the extension of the median, most
driveways will become right-in/right-out only, except for driveways |located at
median breaks. Minimum spacing for driveways should be 150'.

Recommended access management combined with median extension will better
manage abutting property’ s egress and ingress along the project corridor and it
will also reduce the number of potentia conflict points. The recommended
access management measures will reduce the number of potential conflict points
to 90, approximately one-third of the existing potentia conflict points. A
reduction in the driveways will also reduce the number of times that pedestrians
must cross the path of motor vehicles, helping to reduce pedestrian/automobile
accidents.
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4.3. Recommended Site Design Options

Through land use and market analyses, SmithGroup JJR has determined that future
redevelopment should include a mixture of professional offices and retail and service
businesses that primarily serve thelocal area.

This mixture of uses could continue utilizing existing sites and structures with recommended
design changes, landscaping and the combination of driveway entrances to reduce ingress
and egress onto West National Avenue and South Moorland Road. The City and area
property owners should also consider redevel opment to maximize parking areas and building
space and to create a more pedestrian friendly environment. This might include two or three
property owners combining their parcels and building one or two large structures that
accommodate multiple tenants and include shared parking lots. There should be walkways
with connections to the sidepaths and seating areas as well.

The two maps on pages 30 and 31 show concepts for redevel opment of sitesat 15700 —
15800 West National Avenue and 15915 — 15895 West National Avenue. These are merely
options for property owners that choose to sell or redevelop.

It is recommended that those parcels, such as Allied Pool & Supply and Bartlett’s Fine
Dining, with large expanses of asphalt in their front yards, break up these areas with
landscaping. This could be accomplished in the following ways:

- Utilize long landscaped idands between major driving aisles and parking areas.
Such idands direct traffic flow and provide space for trees and shrubs. They have
the effect of creating several smaller parking lots out of asingle largelot.

- Inparking lots, it is best to use only those shrubs that attain a mature height of 30
inches or less. It isadvisable within the lot itself to avoid using evergreen trees
since they totally obstruct visibility. When using shade trees, they should have a
clearance of at least 5 feet between the ground and the lowest branches to keep an
open site line for motorists and pedestrians.

The map on page 32, Ste Development Concept 15815 — 15801 W. National Avenue,
illustrates design concepts for the Clark Station at 15815 West National Avenue, the Allied
Pool & Supply at 15805 West National Avenue and Barlett’s Fine Dining at 15801 West
National Avenue. These options incorporate the sidepath. A decorative sidewalk isincluded
aong the parking aisle on the east side of the Allied Pool & Supply property connecting to
the front door of the business. This sidewalk also connects to the sidewalk along the front of
the Bartlett restaurant building. It is recommended that this sidewalk be constructed with a
colored cement that complements the sidepaths along West National Avenue.

The landscaping included in front of the Allied Pool & Supply and the Bartlett restaurant
helps to beautify the streetscape by breaking up the large expanse of asphalt in front of each
of the buildings with shade trees. There are also evergreen trees as recommended in the
zoning ordinance as a buffer between the commercia structures, and between the
commercial structures and residences on West Mark Drive.
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Residents on West Mark Drive have indicated during stakehol ders meetings that runoff from
businesses aong this portion of the redevelopment corridor is draining into their back yards.
Site drainage issues are beyond the scope of this project. The City will work with individual
property owners to address the drainage issue, especially as businesses redevel op.
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4.4. Recommended Design Guidelines

The West National Avenue redevelopment corridor is anarrow commercial strip bordered
by single family residential development. The corridor is designed exclusively for
automobile traffic. Thereislittle pedestrian oriented devel opment such as sidewalks,
crosswalks, an extended boulevard, street trees, seating, or pedestrian lighting. The lack of
pedestrian facilities encourages traffic to move faster than the posted speed limit creating
safety hazards. Thereisalso agreat deal of asphalt and minimal landscaping along the
streetscape, detracting from the visua aesthetic of the area.

The redevelopment corridor is primarily comprised of one-story residential — style structures
with gable and hip roof shapes (see page 34). Siding primarily consists of earth tone colored
brick and stone. There are aso some cement block structures and structures with aluminum
siding. A number of the cement block structures are painted bright primary colors that tend
to clash with the overall earth-tone color scheme of the corridor.

Some properties are in need of improved maintenance. Signage design is inconsistent and
sign quality is quite poor in some cases.

Businesses and professional offices along West National Avenue back onto residential lots.
Theresidential properties along South Moorland Road back onto commercial lots. A
number of commercial property owners have included screen fencing on rear property lines
to buffer noise, smell and the view of commercia operations. Some residences have aso
included such screens.

The following guidelines are intended to help address the design issues described above.
They serve as encouragement for property owners to make design changes. The guidelines
should be applied to individual projects through New Berlin’s existing Site Review process
at the time a property owner submits site or structural modifications to the Plan Commission.
It is recommended in the Zoning Amendment portion of this report that the Plan
Commission creates an architectural review subcommittee that will be charged with ensuring
compliance with these design guidelines.

1. Overall Site Design
- Accommodate pedestrian movement by incorporating walkways that
connect to the new sidepaths. The materia for the walkways should be
concrete as with the sidepaths or an aesthetically complementary material.
- Incorporate outdoor seating on individua sites and also between the
sidepaths along West National Avenue and the front yards of adjoining
parcels. Incorporate shade trees and shrubs as a buffer from traffic.

- Commercial lots need loading lanes for pickup and delivery of products.
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Roof Shapes
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The following are examples of residential-style buildings with gable roof shapesin the
West National Avenue Redevelopment corridor:

The following are examples of residential-style buildings in the West National Avenue
Redevelopment corridor with hip roof shapes:
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2. Landscaping and Use of Plant Materials

- Landscape buffer strips should be located adjacent to the street right-of-way
and cover the entire length of the required parking setback. A perimeter
landscape strip, minimum 10 feet, should be provided for rear and side
yards. A full landscape screen should be included where parking is located
inarequired side or rear yard to offset it from residential use.

Parking lots should use smaller shrubs and trees to provide screening and to
subdivide the overall lot into smaller, less visually dominant, paved aress.
Larger trees can also break up the space visualy and provide shade. The
trees and shrubs will also help to reduce glare and reflected radiation from
large paved surfaces.

Interior landscape space equal to 5 percent of the total paved surface area
should be provided within parking lots.

- At least one shade tree should be provided for every 300 square feet of
interior landscape space within a parking lot.

L andscape planting islands should be a minimum of 9 feet wide with a 30-
inch clear areafor a vehicle bumper overhang and a barrier-type curb.

Itis preferableto limit the varieties of plants chosen for asite to create a
uniform composition. Occasional accents are aso recommended. Native
plant material or plant materia naturalized for the area should be chosen
sinceit will be hardy and able to maintain a desired shape without much
mai ntenance.

Trees should be used more readily than shrubs since trees require less
mai ntenance.

Ground covers can be effective at stabilizing dopes and reducing
maintenance in smaller high visibility areas such as planting baysin parking
lots. Slopes could be terraced and then planted with ground covers.

3. Building Orientation and Form

- New buildings should be located at the front of parcels with parking in the
rear. Thiswill help to beautify the West National Avenue streetscape. A
possible exception is the north side of West National Avenue along the
frontage road area where residences are located in close proximity behind
commercial structures. In this case, locating parking in the rear would lead
to regular traffic circulation behind the commercia structures causing a
noise and pollution nuisance for adjoining residences.

Final Plan 35 September 2000



West National Avenue Redevel opment Plan
City of New Berlin and SmithGroup JJR

The footprint of abuilding and the roofline define the directional expression
of abuilding. For example, abuilding may be narrow in front and have
deep sides, wide in front with shallow sides, or approximately square. New
buildings should maintain a similar directiona expression to surrounding
structures and additions to existing buildings should match the original
directiona expression.

The redevelopment corridor primarily includes residential style architecture
with gable and hip roof shapes. New structures should maintain this style.

Screening fence, trash disposal areas, and building material requirements are
detailed in Section 4.7 Recommended Zoning Ordinance Amendments on
page 39. Dumpster enclosures are recommended to be made of masonry
materials similar to those of the principal building.

New and renovated buildings must fit the proportion and scale of existing
buildings. The redevelopment corridor includes many one-story, square
buildings. There are somelong low, rectangular buildings. There are also
some two-story structures. The scale and proportion of the buildings closest
to proposed construction should be maintained.

New construction should reflect the predominant rhythm of openingsin
surrounding buildings. The rhythm of openings refers to the number and
spacing of windows and doors in afagade.

New buildings, additions and renovations should respect the massing of
exigting buildings. Massing refers to the volume created by building
sections. A building may be box-like in structure or it may include turrets,
wings, and porches. Structures in the redevelopment corridor are primarily
box-like and therefore new construction should maintain this massing.

Additions should be located to the side or rear of the building to preserve the
front facade. Additions do not have to be replicas of the existing building.
For example, a contemporary design compatible in scale, materials and roof
shape could be appropriate.

Signage

Where freestanding signs are permitted and |ot width and setback areas
provide adequate sight distance, ground signs with a horizontal orientation
should be used instead of pole signs. Thiswill help to complement the
architectural treatment of buildings on the site.

Landscaping should be provided at the base of signs. A minimum area of
175 square feet is required for such landscaping.
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- Thecolor and materials used for signs should be similar or complementary
to building fagade materials to create a unified and coordinated appearance.

- Brick monument signage is recommended for multi-tenant buildings.

4.5. Recommended Redevelopment Strategies

1. The preferred redevelopment strategy for the commercially-zoned properties

fronting on West National Avenue and South Moorland Road would be to create
a City-financed “land-bank” that would purchase and hold properties until such
time as two or more adjoining properties can be assembled into a larger
developable parcel. The City-financed “land-bank” could be funded either
through the general City revenues or Tax Incremental Financing (TIF).

The project could be handled through the Plan Commission serving in an
advisory role to the City Council or through a Community Development
Authority created specificaly to handle City land acquisitions and sales.

The land bank should be established based on the following guidelines:

a. Property purchases should be based on fair market values, as determined by
independent appraisals.

b. Acquisitions should be considered on a case-by-case basis depending on the
suitability of potential sitesfor redevel opment.

c. Purchased properties should be limited to commercially zoned parcels that
are suitable for redevel opment.

d. Property should be resold only when a prospective developer has submitted
adevelopment proposal that meets the West National Avenue
Redevelopment Overlay District development requirements.

e. Assembled development sites should be resold at the fair market value for
vacant land in acomparable location. In other words, the only City
“subsidy” would be for the acquisition and demoalition of existing
improvements. Theintent isto create a“level playing field” with vacant
undeveloped sites located elsewhere in the City.

f.  When sufficient assemblages have occurred to create developable parcels,
the City, operating through the CDA, should solicit developer proposals
through a devel oper RFP process.

An aternative redevel opment strategy would beto, in effect, privately-finance
“land banking” by strictly enforcing existing B-2 District regulations that require
yard setbacks that cannot be met by existing lot configurations. The
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result of the current B-2 District regulations is that most prospective developers
need to acquire more than one lot in order to create a developable site.

Note: It isimportant to note than an unintended result of the current B-2
requirementsisto provide an incentive for land-owners not to demolish
nonconforming existing buildings, since they would be unlikely to get
approvals for new buildings that would be nonconforming. These
requirements are, in effect, discouraging redevel opment of some of the
smaller sites.

A third redevelopment strategy for the City to consider is administering a
redevel opment matching grant program. If a property owner or an investor
would like to redevelop a parcel, the City could offer amatching grant for this
purpose. The funding would come from the Capital Improvement Plan or the
Community Development Block Grant Program (CDBG). The funding could be
used for a number of different things including site preparation, landscaping,
parking lot improvements, and lighting and facade improvements.

The City of Waukesha created a fagade improvement program for its downtown.
One of the most important criteriafor receiving fundsis that the applicant
proposes to work with an architect who will create a professional facade
improvement design. New Berlin could include this criteriain its matching
grant program in order to help the community achieveits desired design
standard.

New Berlin could choose to create a Business Improvement District (BID) in
coordination with one or more of the above programs. Such adistrict would be
funded through BID assessments or property owners. The BID program could
also be supplemented through the CDBG program. Appendix G — Business

I mprovement Districts includes information on how communities can form a
BID.

4.6. Additional Potential Funding Sour ces

Additional potential funding sources for the West National Avenue redevel opment
corridor include:

1. The Waukesha County Economic Development Corporation (WCEDC) offersa

Revolving Loan Fund (RLF) that could be applicable to redevelopment efforts
aong West National Avenue. The RLF assists businesses with financing needs,
and relocating and remodeling needs. Those businesses which apply for the
RLF must use it for any one of the following activities:

Building and/or land acquisition.
Building construction, rehabilitation, or renovation.
Purchase of machinery or equipment.
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4.7.

Working capital.
L oan guarantees.

WCEDC can bereached at: 262-695-7900; wcedc@wauknet.com.

2. TheHazard Elimination program (part of the federally funded Surface
Transportation Program) provides funds for safety enhancement activities on
public roadways. The West National Avenue Redevelopment Project is
potentially eligible for Hazard Elimination funding since it includes safety
enhancement features such as sidepaths, crosswalks and the reduction of access
points. To apply for this funding, City plan staff should contact John Shaw of
District 2, Wisconsin Department of Transportation, 262-548-5951,
john.shaw@mail.state.wi.us.

3. Through TEA —21, 10 percent of the federal Surface Transportation Program
funds apportioned to a state are only available for Transportation Enhancement
activities. The West National Avenue Redevelopment Project could be eligible
for Transportation Enhancement funding since it includes the qualifying
activities: provision of facilities for pedestrians and bicycles and landscaping
and other scenic beautification.

To apply for thisfunding, City plan staff should contact John Duffe at the
Wisconsin Department of Transportation, 608-264-8723.

Recommended Zoning Ordinance Amendments

The Current Zoning Map on page 10 illustrates current zoning district boundariesin
the West National Avenue redevelopment corridor. It is recommended that the City
create a new West National Avenue Overlay District as described below and
illustrated on page 42 to meet the specific objectives of the redevelopment corridor.

1. The City of New Berlin Zoning Ordinance should be amended to create a new
West National Avenue Redevelopment Overlay District (WNAO) with the
following requirements (see page 42, West National Avenue Redevel opment
Overlay District):

a.  Permitted Uses— Same as the underlying zoning district, except that the
Plan Commission may deny parking intensive uses on small lots such as
those on the north side of West National Avenue in the study area.

b. Accessory Uses— Same as the underlying zoning district.

c. Conditional Uses — Same as the underlying zoning district.

d. Lot Areaand Width — Same as the underlying zoning district.
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Setbacks and Y ards — Same as the underlying zoning district, except that the
Plan Commission may grant an exception to alow aminimum 10’ side or

rear yard where the applicant installs alandscaped buffer strip utilizing
wooden screening fence. Where arear or side yard exception is granted by
the Plan Commission, minimum 10’ buffer area shall be maintained in plant
material and landscaped in coordination with a screening plan approved by
the Plan Commission.

Building Height — Same as the underlying zoning district.

Traffic, Loading, Parking and Access — Same as the underlying zoning
district.

Nonconforming uses, Structures, and Lots — Same as the underlying zoning
district.

Performance Standards — Same as the underlying zoning district.

Use and Site Plan Review — Same as the underlying zoning district, except
that all development within the West National Avenue Redevelopment Area
Overlay District must comply with the following additional guidelines:

(1) All new development or redevel opment adjoining aresidentially-zoned
property shall be required to install a6’ wooden screening fence and
maintain aminimum of 10" landscaped buffer areaaong all property
lines adjoining residentially-zoned parcels. The Plan Commission may
approve an aternative screening system that provides comparable
buffering and is more compatible with the design, materials and
character of the primary building.

(2) Dumpsters must be properly screened from the street and public view in
accordance with New Berlin Municipal Code Section 17.1304(14).
L ocation of dumpster enclosures must be clearly designated and the
materials for construction including thickness of the concrete slab must
be indicated on the plan. Enclosures must enhance the exterior of the
building, and must be built to accommodate both solid aswell as
recyclable waste dumpsters.

(3) All exterior-building exteriors shall be brick, decorative masonry, glass
panel, or other appropriate finished facade as may be approved by the
Plan Commission.

Note: Thisisthe same building material standard that is currently
applied in the O-1 and O-2 Didtricts.
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(4) The architecture of commercial buildingsin the study area should fit
well within the context of the study area’ s residential neighborhoods and
the commercia corridor.

(5) The City should consider expanding therole of the Plan Commission’s
architectural review committee to include those redevel opment plans
that would qualify for the City’s match grant program (refer to
Redevelopment Strategy Recommendations).
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Appendix A

M eetings, Phone Conferences, and Field Visits
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Table 1 —-Mesetings, Phone Conferencesand Field Visits
Date M eetings/Phone Conferences/Field Visits
January 24" M ;.?;lgr fbetween SmithGroup JJR and New Berlin
February 9" Planning Workshop.
th
February 10 Plan staff met with a property owner.
February 10" Plan staff met with a property owner.
February 101 Plan staff conducted a phone conference with a
property owner.
February 22 Plan staff and SmithGroup JJR met with one
property owner.
February 22 Smlth(_Broup JIR conducted a site and structural
analysis.
February 28" Plan Commission Workshop with SmithGroup JR.
March 21% New Berlin staff met with stakeholders.
Plan Commission recommended approva to enter a
March 22™ professional services agreement with SmithGroup
JJR for the purpose of the West National Avenue
Redevelopment Plan.
March 22 Consultants Earth Tech and SmithGroup JJR
conducted a transportation facilities field visit.
SmithGroup JJR interviewed regiona shopping
March 23 mall owners and real estate professionalsin the
trade area.
March 24 SmlthG_roup J_JR interviewed real estate
professionalsin the trade area.
SmithGroup JJR presentation to the Plan
March 27" Commission of aternatives related to land use,
redevelopment strategies, transportation concepts,
and pedestrian and bicycle improvements.
th Phone conference between SmithGroup JJR and
March 28 Plan staff
March 30" New Berlin staff met with stakeholders.
Earth Tech and SmithGroup JJR met with the
- aath Waukesha County Department of Transportation
April 13 ! .
concerning access management and transportation
recommendations.
April 24" Plan Commission Meeting.
SmithGroup JJR presented a summary of West
May 1% National Avenue Redevelopment Plan
recommendati ons.
rd Phone conference between SmithGroup JJR and
May 23 Plan salf.
May 251 Plan staff and consultant met with a property
owner.
May 251 Plan staff and consultant met with two property
owners.
May 251 Plan staff and consultant met with a property
owner.
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Table 1 —continued M eetings, Phone Conferences, and Field Visits

Date M eetings, Phone Conferences, Field Visits
May 25" S\:Vn;gGroup JIR and Plan staff met with a property
May 25" SmithGroup JIR and Plan staff met with a property
&y owner.
May 25" SmithGroup JIR and Plan staff met with a property
&y owner.
May 261 SmithGroup JJR and Plan staff met with property
owners.
May 31% New Berlin staff met with stakeholders.
June 18" SmithGroup JJIR photographed commercial corridor
examples.
June 19 Public Hearing on Plan — Plan was deferred to the

July 10, 2000 Plan Commission Mesting.
Phone conference between SmithGroup JJR and Plan

st

June 21 oaif.
Consultant received response to Earth Tech letter

June 23 report from Waukesha County Department of
Transportation.

July 7 Phone conference between SmithGroup JJR and Plan
staff.
Plan Commission Meeting. Plan Commission voted

July 10" to approve the West National Avenue Redevelopment
Plan pending 14 conditions.

July 10 SmithGroup JJR field visit to comparable sitesin
neighboring communities.

July 14" Phong confgrence between SmithGroup JJR and
Planning Director.

July 20" Phor)e conferenqe between Earth Tech and New
Berlin Engineering Department.

th Phone conference between SmithGroup JJR and New

August 30 Berlin Assessor.
Plan Commission Meeting. Plan Commission voted

September 18" to approve the final West National Avenue

Redevelopment Plan.

Final Plan 45 September 2000



West National Avenue Redevel opment Plan
City of New Berlin and SmithGroup JJR

Appendix B

Site Il dentification and
Land Based Classification Standards
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SITE#1
IDENTIFICATION

WEST NATIONAL AVENUE
REDEVELOPMENT CORRIDOR

Business Name(s) and Type:
Address:

Location Number:

Tax Parcel Number:

Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:
Activity

Function

Structure

Site development character

Ownership

SITE #2
IDENTIFICATION

WEST NATIONAL AVENUE
REDEVELOPMENT CORRIDOR

Business Name (s) and Type:
Address:

Location Number:

Tax Parce Number:

Site Area:

Zoning District:

Hardees (fast-food restaurant)

15600 W. National Avenue

1

NBC 1212997

Corner of W. National Avenue and S. Moorland Rd.

B-2 General Retail Sales and Service

Commercial

2200 Restaurant with drive-thru

2520 Cafeteriaor limited service restaurant

2220 Restaurant building

6000 Developed site with structure
1000 No constraints private ownership

CarX (auto maintenance)

15650 W. National Avenue

2

NBC 1212996

Northside of W. National Avenue

B-2 General Retail Sales and Service

General Land Use(s): Commercid

Land-Based Classification Standards:

Activity 2120 Service-oriented shopping

Function 2115 Parts, accessories or tires

Structure 2280 Automobile repair and service structures

Site development character 6000 Developed site with structure

Ownership 1000 No constraints private ownership
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SITE #3
IDENTIFICATION

WEST NATIONAL AVENUE
REDEVELOPMENT CORRIDOR

Business Name (s)/Type:
Address:

L ocation Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:
Activity

Function

Structure

Site development character

Ownership

SITE #4
IDENTIFICATION

WEST NATIONAL AVENUE
REDEVELOPMENT CORRIDOR

Business Name (s)/Type:
Address:

L ocation Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:

New Berlin Barber (barber)

15700 W. National Avenue

3

NBC 1212995

Northside of W. National Avenue

B-2 General Retail Sales and Service

Commercia

2120 Service-oriented shopping

2160 Health and personal care

1110 Single family detached unit

6000 Developed site with structure

1000 No constraints private ownership

Unknown

15718 W. National Avenue

4

NBC 1212071

Northside of W. National Avenue, frontage road

B-2 General Retail Sales and Service

Commercial/Residential Mixed Use; Number of Units: 2.

Activity 9000 Unclassifiable activity

Function 9900 Unclassifiable function

Structure 1110 Multifamily structure — two units

Site development character 6000 Developed site with structure

Ownership 1000 No constraints private ownership
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SITE #5
IDENTIFICATION

WEST NATIONAL AVENUE
REDEVELOPMENT CORRIDOR

Business Name(s)/Type:

Address:

L ocation Number:
Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:
Activity
Function

Structure
Site development character
Ownership

SITE #6
IDENTIFICATION

WEST NATIONAL AVENUE
REDEVELOPMENT CORRIDOR

Business Name(s)/Type:
Address:

Location Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:

Sunrise Home Health Care (visiting nurses); Integrated Nursing
Services (visiting nurses); Stephen J. Schwab (accounting).

15730 W. National Avenue

5

NBC 1212070

Northside of W. National Avenue, frontage road

B-2 General Retail Sales and Service

Commercial

2300 Office activities

Sunrise/Integrated Nursing - 6520 Nursing, supervision and other
rehabilitative services

Stephen J. Schwab — 2412 Accounting, tax, bookkeeping, payroll
services

2100 Office or bank building

6000 Developed site with structure

1000 No constraints — private ownership

The Art of Dentistry (dentist); Electrolysis Unlimited (cosmetic)

15738 W. National Avenue.

6

NBC 1212069

Northside of W. National Avenue, frontage road

B-2 General Retail Sales and Service

Commercial

Activity 2300 Office activities

Function 2160 Clinic

Structure 2100 Office or bank building

Site development character 6000 Developed site with structure

Ownership 1000 No constraints — private ownership
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SITE #/7
IDENTIFICATION

WEST NATIONAL AVENUE
REDEVELOPMENT CORRIDOR

Business Name(s)/Type:
Address:

L ocation Number:

Tax Parcel Number:

Site Area:
Zoning District:

General Land Use(s):

Land-Based Classification Standards:
Activity

Function

Structure

Site development character
Ownership

SITE #3

Viking Catering (catering admin.), Doctors T.V. (T.V. maintenance);
Charles Strehlow, D.D.S. (dentist).

15752; 15748, 15744 W. Nationa Avenue.

7

NBC 1212068

Northside of W. National Avenue, frontage road

B-2 General Retail Sales and Service

Commercial

Viking — 2300 Office activities; Doctors — 2120 Service-oriented
shopping; Charles Strehlow — 2300 Office activities.

Viking — 2560 Caterer; Doctors — 2125 Electronics and appliances;
Charles Strehlow — 6511 Clinic.

2230 Standal one store or shop building

6000 Developed site with structure

1000 No constraints — private ownership

IDENTIFICATION

WEST NATIONAL AVENUE
REDEVELOPMENT CORRIDOR

Business Name(s)/Type:
Address:

Location Number:

Tax Parcel Number:
Site Area:

Zoning District:
General Land Use(s):

Land-Based Classification Standards:

None/Parking lot

N/A

8

NBC 1212064

Northside of W. National Avenue, frontage road

B-2 General Retail Sales and Service

Parking

Activity 5210 Vehicular parking, storage, etc.

Function 9910 Not applicable to this dimension

Structure 5210 Surface parking, open

Site development character 5000 Developed site with nonbuilding structures

Ownership 1000 Non constraints — private ownership
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SITE #9
IDENTIFICATION

West National Avenue
Redevelopment Corridor

Business Name(s)/Type:

Address:

L ocation Number:
Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:
Activity

Function

Structure

Site development character
Ownership

SITE#10
IDENTIFICATION

WEST NATIONAL AVENUE

REDEVELOPMENT CORRIDOR

Business Name(s)/Type:
Address:

Location Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:

2

New Berlin Chiropractic (
arrangements).

chroprr); Nationa Travel Pro (travel

15800 W. National Avenue

9

NBC 1212066

North side of W. National Avenue, frontage road

B-2 General Retail Sales and Service

Commercia/Residential Mixed Use; Number of Units 3.

2300 Office activities

New Berlin Chiropractic — 6511 Clinic; Nationa Travel — 2430 Travel

arrangements.

2300 Office or store building with residence on top.

6000 Developed site with structure.

1000 No constraints — private ownership.

—d

The Magic Fan (restaurant).

15820 W. National Avenue

10

NBC 1212065 & NBC 1212067

North corner 159™ and W. National Avenue, frontage road

B-2 General Retail Sales and Service.

Commercia/Residential Mixed Use; Number of Units. 2.

Activity 2200 Restaurant-type activity.

Function 2510 Full-service restaurant.

Structure 2220 Restaurant building.

Site development character 6000 Devel oped site with structure.

Ownership 1000 No constraints — private ownership.
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SITE #11
IDENTIFICATION

WEST NATIONAL AVENUE
REDEVELOPMENT CORRIDOR

Business Name(s)/Type:
Address:

Location Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:
Activity

Function

Structure

Site development character

Ownership

SITE #12
IDENTIFICATION

WEST NATIONAL AVENUE
REDEVELOPMENT CORRIDOR

Business Name(s)/Type:
Address:

Location Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:

None

15850 W. National Avenue

11

NBC 1212994

Northeast corner of W. National Avenue and 159" St.

B-2 General Retail Sales and Service

Single family residential

1100 Household activities

1100 Private household

1110 Single family detached unit

6000 Developed site with structure

6300 Non-profit — religious

American Family Insurance (insurance)

15855 W. National Avenue

12

NBC 1212993

Northside of W. National Avenue

B-2 General Retail Sales and Service

Commercia/Residential Mixed Use; Number of Units: 1.

Activity 2300 Office activities

Function 2240 Insurance related establishment

Structure 1110 Single family detached unit

Site development character 6000 Developed site with structure

Ownership 1000 No constraints — private ownership
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SITE #13
IDENTIFICATION

WEST NATIONAL AVENUE
REDEVELOPMENT CORRIDOR

Business Name(s)/Type:
Address:

L ocation Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:
Activity

Function

Structure

Site development character

Ownership

SITE#s14&15
IDENTIFICATION

WEST NATIONAL AVENUE
REDEVELOPMENT CORRIDOR

Business Name(s)/Type:
Address:

Location Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:

K-Nine Barber (animal barber)

15970 W. National Avenue

13

NBC 1212992

Northside of W. National Avenue

B-2 General Retail Sales and Service

Commercia

2120 Service-oriented shopping

2720 Animal and pet services

1110 Single family detached

6000 Devel oped site with structure

1000 No constraints — private ownership

None.

15820 W. National Avenue

14& 15

NBC 1212991 & NBC 1237990

North side of Nationa Avenue

Institutional

I nstitutional

Activity 6600 Social, cultura or religious assembly

Function 6600 Religious institutions

Structure 3500 Churches, synagogues, temples, mosques, €tc.

Site development character 6000 Developed site with structure

Ownership 6300 Non-profit religious
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SITE #16
IDENTIFICATION

WEST NATIONAL AVENUE
REDEVELOPMENT CORRIDOR

Business Name(s)/Type:
Address:

Location Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:
Activity

Function

Structure

Site development character

Ownership

SITE #17
IDENTIFICATION

West National Avenue
Redevelopment Corridor

Business Name(s)/Type:
Address:

Location Number:

Tax Parcel Number:
Site Area:

Zoning District:

New Berlin Pool & Spa (pool & spa)

16040 W. National Avenue

16

NBC 1237989

North side of W. National Avenue

B-2 General Retail Sales and Service

Commercia/Residential Mixed Use; Number of Units: 1.

2300 Office activities

2120 Heavy consumer goods sales or service

1110 Single family detached unit

6000 Developed site with structure

1000 No constraints — private ownership

Guthrie Incorporated (plumbing sales and service)

16060 W. National Avenue

17

NBC 1237988

North side of W. National Avenue

B-2 General Retail Sales and Service

General Land Use(s): Commercid

Land-Based Classification Standards:

Activity 2120 Service-oriented shopping

Function 2127 Heating and plumbing equipment

Structure 2200 Store or shop building

Site development character 6000 Developed site with structure

Ownership 1000 No constraints — private ownership
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SITE #18
IDENTIFICATION

West National Avenue
Redevelopment Corridor

Business Name(s)/Type:
Address:

Location Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:
Activity

Function

Structure

Site development character

Ownership

SITE #19
IDENTIFICATION

West National Avenue
Redevelopment Corridor

Business Name(s)/Type:
Address:

Location Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:

g
L2 sm

v
q'l CH BUFFET

Asia Restaurant (restaurant)

16150 W. National Avenue

18

NBC 1237987

North side of W. National Avenue

B-2 General Retail Sales and Service

Commercial

2200 Restaurant-type activity

2510 Full-service restaurant

2220 Restaurant building

6000 Developed site with structure

1000 No constraints — private ownership

Armeli’ s Pizzeria and Restaurant (restaurant)

16201 W. National Avenue

19

NBC 1237001001

Southside of W. National Avenue

B-2 General Retail Sales and Service

Commercia

Activity 2200 Restaurant-type activity

Function 2510 Full-service restaurant

Structure 2220 Restaurant building

Site development character 6000 Developed site with structure

Ownership 1000 No constraints — private ownership
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SITE #20
IDENTIFICATION

West National Avenue
Redevelopment Corridor

Business Name(s)/Type:
Address:

Location Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:
Activity

Function

Structure

Site development character

Ownership

SITE #21
IDENTIFICATION

West National Avenue
Redevelopment Corridor

Business Name(s)/Type:
Address:

L ocation Number:

Tax Parcel Number:
Site Area:

Zoning District:

New Berlin Dental Group (dental care)

4010 S. Church St.

20

NBC 1237015001

West side of S. Church St.

B-2 General Retail Sales and Service

Commercial

2300 Office activities

6511 Clinic

2100 Office or bank building

6000 Developed site with structure

1000 No constraints - private ownership

Park Liquor (liquor sales)

16145 W. National Avenue

21

NBC 1237015

South side of W. National Avenue

B-2 General Retail Sales and Service

General Land Use(s): Commercia

Land-Based Classification Standards:

Activity 2110 Goods-oriented shopping

Function 2155 Beer, wine and liquor

Structure 2230 Standalone store or shop building

Site development character 6000 Devel oped site with structure

Ownership 1000 No constraints — private ownership
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SITE #22
IDENTIFICATION

West National Avenue
Redevelopment Corridor

Business Name(s)/Type:
Address:

Location Number:

Tax Parcel Number:
Owner (9):

Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:
Activity

Function

Structure

Site development character
Ownership

SITE #23
IDENTIFICATION

West National Avenue
Redevelopment Corridor

Business Name(s)/Type:
Address:

Location Number:

Tax Parcel Number:
Site Area:

Zoning District:

Cousins (fast-food restaurant)

16005 W. National Avenue

22

NBC 1237993

J. & D. Shop Systems Inc.

South side of W. National Avenue

B-2 General Retail Sales and Service

Commercia

2200 Restaurant with drive-thru

2520 Cafeteriaor limited service restaurant

2210 Shop or store building with
adrive-thru facility

Devel oped site with structure

No constraints — private ownership

Wolter Brothers Home Builders (home building office)

15975 W. National Avenue

23

NBC 1237994

South side of W. National Avenue

B-2 General Retail Sales and Service

General Land Use(s): Commercial.

Land-Based Classification Standards:

Activity 2300 Office activities

Function 7110 Residential construction

Structure 2100 Office or bank building

Site development character 6000 Developed site with structure

Ownership 1000 No constraints — private ownership
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SITE #24
IDENTIFICATION

West National Avenue
Redevelopment Corridor

Business Name(s)/Type:
Address:

Location Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:
Activity

Function

Structure

Site development character

Ownership

SITE #25
IDENTIFICATION

West National Avenue
Redevelopment Corridor

Business Name(s)/Type:
Address:

L ocation Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:

None.

15915 W. National Avenue

24

NBC 1237995

South side of W. National Avenue

B-2 General Retail Sales and Service

Commercial

1100 Household activities

1100 Private household

1110 Single family detached unit

6000 Developed site with structure

1000 No constraints — private ownership

.

Stephen Voboril Agency (insurance agcy) '

15885 W. National Avenue

25

NBC 1237996

South side of W. National Avenue

B-2 General Retail Sales and Service

Commercia

Activity 2300 Office activities

Function 2240 Insurance-related establishment

Structure 2100 Office or bank building

Site development character 6000 Developed site with structure

Ownership 1000 No constraints — private ownership
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SITE #26
IDENTIFICATION

West National Avenue
Redevelopment Corridor

Business Name(s)/Type:
Address;

L ocation Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:
Activity

Function

Structure

Site development character

Ownership

SITE #27
IDENTIFICATION

West National Avenue

Redevelopment Corridor
Business Name(s)/Type:

Address;

L ocation Number:
Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Honeyager’ s Mudjacking (mudjacking service)

15879 W. National Avenue

26

NBC 1237997

South side of W. National Avenue

B-2 General Retail Sales and Service

Commercia/Residential Mixed Use; Number of Units 2.

2300 Office activities

7300 Specia trade contractor

1110 Single family detached unit

6000 Developed site with structure

1000 No constraints — private ownership

National Professional Building: John Davis, CPA; National Dental
Clinic; Family Dental Care — West Northbrook Orthodontics; State Farm
Insurance; Culverhouse Chiropractic; T.M. Ludwig, D.P.M., S.C.

15855 W. National Avenue

27

NBC 1237972

South side of W. National Avenue

B-2 General Retail Sales and Service

Commercial
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SITE #27 CONTINUED

Land-Based Classification Standards:

John Davis, CPA

National Dental Clinic
Family Dental Care

State Farm Insurance

Culverhouse Chiropractic

T.M. Ludwig, D.P.M., S.C.

SITE #28
IDENTIFICATION

West National Avenue
Redevelopment Corridor

Business Name(s)/Type:
Address:

L ocation Number:

Tax Parcel Number:
Site Area:

Zoning District:

Activity Function Structure Site dvlpt. Ownership
char.
2300 2412 2100 Office 6000 Dvlpd. 1000 No
Office Accounting, or bank sitewith constraints -
activities  tax, bldg. structure private
bookkeeping,
payroll
Same as 6511 Clinic Same as Sameasabove Sameas
above above above
Same as Same as Same as Sameasabove Sameas
above above above above
Same as 2240 Same as Sameasabove Sameas
above Insurance above above
related esthl.
Same as 6511 Clinic Same as Sameasabove Sameas
above above above
Same as Same as Same as Sameasabove Sameas
above above above above

Clark (gas station)

15815 W. National Avenue

28

NBC 1212985

South side of W. National Avenue

B-2 Genera Retail Saes and Service

General Land Use(s): Commercial

Land-Based Classification Standards:

Activity 2120 Service-oriented shopping

Function 2116 Gasoline service

Structure 2270 Gasoline station

Site development character 6000 Developed site with structure

Ownership 1000 No constraints — private ownership
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SITE #29
IDENTIFICATION

West National Avenue
Redevelopment Corridor

Business Name(s)/Type:
Address:

Location Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:
Activity

Function

Structure

Site development character

Ownership

SITE#s30& 31

IDENTIFICATION

West National Avenue

Redevelopment Corridor

Business Name(s)/Type:
Address:

L ocation Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:

Allied Pool & Supply (pool and supply store)

15805 W. National Avenue

29

NBC 1212986

South side of W. National Avenue

B-2 General Retail Sales and Service

Commercial

2110 Goods-oriented shopping

2120 Heavy consumer goods sales or service

2230 Standal one store or shop building

6000 Developed site with structure

1000 No constraints — private ownership

Bartlett’s Fine Dining (restaurant)

15801 W. National Avenue

30& 31

NBC 1212987 & NBC 1212988

South side of W. National Avenue

B-2 General Retail Sales and Service

Commercia

Activity 2200 Restaurant-type activity

Function 2510 Full-service restaurant

Structure 2220 Restaurant building

Site development character 6000 Devel oped site with structure

Ownership 1000 No constraints — private ownership
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SITE#s32& 33

IDENTIFICATION

West National Avenue

Redevelopment Corridor

Business Name(s)/Type:
Address:

Location Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:
Activity

Function

Structure

Site development character

Ownership

SITE #34

IDENTIFICATION

West National Avenue

Redevelopment Corridor

Business Name(s)/Type:
Address:

L ocation Number:

Tax Parcel Number:
Site Area:

Zoning District:

Associated Bank (banking facility)

15800 W. National Avenue

32& 33

NBC 1212990

Corner of W. National Avenue and S. Moorland Rd.

B-2 General Retail Sales and Service

Commercia

2120 Service-oriented shopping

2210 Bank, credit union or savings institution

2110 Office building with drive-thru facility

6000 Developed site with structure

1000 No constraints — private ownership

Goodyear (tire sales and service)

3855 S. Moorland Rd.

34

NBC 1212986001

West side of S. Moorland Rd.

B-2 General Retail Sales and Service

General Land Use(s): Commercia

Land-Based Classification Standards:

Activity 2120 Service-oriented shopping

Function 2115 Parts, accessories or tires

Structure 2280 Automobile repair and service structures

Site development character 6000 Devel oped site with structure

Ownership 1000 No constraints — private ownership
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SITE #35
IDENTIFICATION

West National Avenue
Redevelopment Corridor

Business Name(s)/Type:
Address:

Location Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:
Activity

Function

Structure

Site development character

Ownership

SITE #36
IDENTIFICATION

West National Avenue
Redevelopment Corridor

Business Name(s)/Type:
Address:

Location Number:

Tax Parcel Number:
Site Area:

Zoning District:

Land-Based Classification Standards:

None

3865 S. Moorland Rd.

35

NBC 1212985001

West side of S. Moorland Rd.

B-2 General Retail Sales and Service

Single family residential

1100 Household activities

1100 Private household

1110 Single family detached unit

6000 Developed site with structure

1000 No constraints — private ownership

None

3875 S. Moorland Rd.

36

NBC 1212984001

West side of S. Moorland Rd.

B-2 General Retail Sales and Service

Activity 1100 Household activities

Function 1100 Private household

Structure 1110 Single family detached unit

Site development character 6000 Developed site with structure

Ownership 1000 No constraints — private ownership
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SITE #37
IDENTIFICATION

West National Avenue
Redevelopment Corridor

Business Name(s)/Type:
Address:

Location Number:

Tax Parce Number:

Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:
Activity

Function

Structure

Site development character

Ownership

SITE #38
IDENTIFICATION

West National Avenue
Redevelopment Corridor

Business Name(s)/Type:
Address:

Location Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:

None

3885 S. Moorland Rd.

37

NBC 1212983001

West side of S. Moorland Rd.

R-2 Single-Family Residential

Single family residential

1100 Household activities

1100 Private household

1110 Single family detached unit

6000 Developed site with structure

1000 No constraints — private ownership

None

3901 S. Moorland Rd.

38

NBC 1237029

West side of S. Moorland Rd.

R-2 Single-Family Residential

Single family residential

Activity 1100 Household activities

Function 1100 Private household

Structure 1110 Single family detached unit

Site devel opment character 6000 Devel oped site with structure

Ownership 1000 No constraints — private ownership
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SITE #39
IDENTIFICATION

West National Avenue
Redevelopment Corridor

Business Name(s)/Type:
Address:

L ocation Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:
Activity

Function

Structure

Site development character

Ownership

SITE #40
IDENTIFICATION

West National Avenue
Redevelopment Corridor

Business Name(s)/Type:
Address:

L ocation Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:

D. Scott Williams D.D.S., S.C. Family Dental Care (dental care)

3911 S. Moorland Rd.

39

NBC 1237028

West side of S. Moorland Rd.

O-1 Office and Business Service

Commercia

2300 Office activities

6511 Clinic

1110 Single family detached unit

6000 Devel oped site with structure

1000 No constraints — private ownership

None

3718 S. 157" Street

40

NBC 1212057

South side of Church View Drive

R-2 Suburban Single-Family Residential

Single-family residentia

Activity 1100 Household activities

Function 1100 Private household

Structure 1110 Single family detached unit

Site development character 6000 Devel oped site with structure

Ownership 1000 No constraints — private ownership
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SITE #41
IDENTIFICATION

West National Avenue
Redevelopment Corridor

Business Name(s)/Type:
Address;

L ocation Number:

Tax Parcel Number:

Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:
Activity

Function

Structure

Site development character

Ownership

SITE #42
IDENTIFICATION

West National Avenue
Redevelopment Corridor

Business Name(s)/Type:
Address:

Location Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:

None

3728 S. 157th St

41

NBC 1212058

West side of S. 157" St.

R-2 Suburban Single-Family residential

Single family residential

9000 No classifiable activity

9910 No applicable to this dimension

9000 No structure

2100 Site that is graded with no structures or active use

1000 No constraints — private ownership

None

15709 W. Church View Drive

42

NBC 1212059

South side of W. Church View Drive

R-2 Suburban Single-Family Residential

Single family residential

Activity 1100 Household activities

Function 1100 Private household

Structure 1110 Single family detached unit

Site development character 6000 Developed site with structure

Ownership 1000 No constraints — private ownership
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SITE #43
IDENTIFICATION

West National Avenue
Redevelopment Corridor

Business Name(s)/Type:
Address:

Location Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:
Activity

Function

Structure

Site development character

Ownership
SITE #44
IDENTIFICATION

West National Avenue
Redevelopment Corridor

Business Name(s)/Type:
Address:

L ocation Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:

None

15719 W. Church View Drive

43

NBC 1212060

South side of W. Church View Drive

R-2 Suburban Single-Family Residential

Single family

1100 Household activities

1100 Private household

1110 Single family detached unit

6000 Developed site with structure

1000 No constraints — private ownership

None

15729 W. Church View Drive

44

NBC 1212061

South side of W. Church View Drive

R-2 Suburban Single-Family Residential

Single family residential

Activity 1100 Household activities

Function 1100 Private household

Structure 1110 Single family detached unit

Site development character 6000 Devel oped site with structure

Ownership 1000 No constraints — private ownership
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SITE #45
IDENTIFICATION

West National Avenue
Redevelopment Corridor

Business Name(s)/Type:
Address:

Location Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:
Activity

Function

Structure

Site development character

Ownership

SITE #46
IDENTIFICATION

West National Avenue
Redevelopment Corridor

Business Name(s)/Type:
Address:

Location Number:

Tax Parcel Number:
Site Area:

Zoning District:

General Land Use(s):

Land-Based Classification Standards:

None

15801 W. Church View Drive

45

NBC 1212062

South side of W. Church View Drive

R-2 Suburban Single-Family Residential

Single family residential

1100 Household activities

1100 Private household

1110 Single family detached unit

6000 Developed site with structure

1000 No constraints — private ownership

None

15811 W. Church View Drive

46

NBC 1208961

South side of W. Church View Drive

R-2 Suburban Single-Family Residential

Single family residential

Activity 1100 Household activities

Function 1100 Private household

Structure 1110 Single family detached unit

Site development character 6000 Developed site with structure

Ownership 1000 No constraints — private ownership
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Appendix C

Sample Parcel Pro Forma
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Al

B.)

C)

D.)

E)

SAMPLE PARCEL PRO FORMA
PARCEL #1212065

Parcel Information

The selected parcel (NBC # 1212065) in this particular exampleisthe Magic Fan Property
located at 15820 West National Avenue. The approximate lot dimensions are 119 by 129
feet, and the site consists of approximately 15,351 Square Feet, or .352 Acres of total land
area. The following information provides a case scenario whereby the commercia parcel
will undergo complete redevelopment, which will include purchase of the property,
demalition, and reconstruction of anew commercial facility upon the existing site. The
reconstruction of a new building of 3,838 Square Feet is based upon a standard .25 Floor
AreaRatio.

Tota Expenses For Purchase and Redevel opment of Selected Parcel

Purchase of Existing Site $315,000
(2000 Market Value)

Demolition Expenses $20,000
Construction of anew 3,838 SF facility

($80.00/SF) $307,040
Total Expenses $642,040
Proposed Loan Amount_for Property $642,040

Assumption:15 Year Loan (10.5 Percent)

Annual Debt Service and Taxes

Amortized Annual Loan Debt Service (P+1) $85,164

Annual Taxes $8,871
Total Annual Payment on Property $94,035

Rent Needed to Cover Construction

Average Market Rate Rent Per Square Foot of Parcel: $24.50*
(Based upon $94,035/3,838 Square Feet of Available Gross Building Space)

It has been determined within this plan that the ideal commercial market rate rent of new
commercia developments within the selected region should not exceed the range of $13.00
dollars per square foot in order to be competitive within the existing regional market.

*Analysisis based upon a Triple-Net Leasing Term, whereby Tenants are responsible for the payment of all
operating expenses of the facility, to include utilities, repairs and building maintenance. Landlord is responsible
for the payment of annual debt service and taxes only.
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SAMPLE PARCEL PRO FORMA
PARCEL S#1212068 & #1212069

A.) Parcel Information

B.)

C)

D.)

E)

This example combines the Viking catering parcel (NBC# 1212068) |located at 15744 West
National Avenue, and the Art of Dentistry parcel (NBC # 1212069) located at 15738 West
National Avenue. Each site contains identical lot dimensions of 90 by 129 feet. With the
combination of these two lots, the site consists of approximately 23,220 Square Feet, or .533
Acres of total land area. The following information provides a case scenario whereby the
commercia parcels will undergo complete redevel opment, which will include purchase of
the properties, demolition of both lots, and reconstruction of a new commercial facility upon
the existing site. The reconstruction of a new building of 5,805 Square Feet is based upon a
standard .25 Floor Area Ratio.

Tota Expenses For Purchase and Redevel opment of Selected Parcel

Purchase of Existing Site $284,444
(2000 Market Value)

Demolition Expenses (2 Sites) $40,000
Construction of anew 5,805 SF facility

($80.00/SF) $464,400
Total Expenses $788,844
Proposed Loan Amount for Property $788,844

Assumption:15 Year Loan (10.5 Percent)

Annual Debt Service and Taxes

Amortized Annual Loan Debt Service (P+1) $104,638

Annua Taxes $ 13,615
Total Annual Payment on Property $118,253

Rent Needed to Cover Construction

Average Market Rate Rent Per Square Foot of Parcel: $20.37*
(Based upon $118,253/5,805 Square Feet of Available Gross Building Space)

It has been determined within this plan that theideal commercial market rate rent of new
commercia developments within the selected region should not exceed the range of $13.00
dollars per square foot in order to be competitive within the existing regional market.

*Analysisis based upon a Triple-Net Leasing Term, whereby Tenants are responsible for the payment of all
operating expenses of the facility, to include utilities, repairs and building maintenance. Landlord is responsible
for the payment of annual debt service and taxes only.
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PRO FORMA ASSUMPTIONS

A.) Parcel Information

The size of anew building to be constructed upon an existing site within the
Redevelopment Areaiis based on a Floor Area Ratio (FAR) of .25. Therefore, for
example, if the selected parcd is 10,000 SF, it is multiplied by the .25 FAR, which
would allow for amaximum building size of 2,500 SF.

B.) Total Expenses For Purchase and Redevel opment of Selected Parcel

Thisincludes the purchase of the existing site at Y ear 2000 market value, a uniform
demoalition and clearance fee, and the cost of construction for a new building based upon
astandard new construction rate.

Assumptions:

1. The 1997 Assessed Value of the property is divided by a.9 ratio in accordance
with the City Assessor’s Office, to reflect a'Year 2000 Adjusted Level of
Assessment. For example, a 1997 property with atotal assessed value of
100,000 would be divided by atota of .9 for areadjusted value of $111,111.
The .9 Ratio isastandard figure that can be utilized to readjust any 1997 parcel
valuein an effort to reflect Y ear 2000 values.

2. Demolition expenses per parcel have been estimated at a uniform rate of
$20,000.

3. The construction of anew commercia building is based upon a standard cost of
$80.00 per SF. For example, a 3,000 SF facility under this analysis would cost
$240,000 to construct.

C.) Proposed Loan Amount for Property
This analysis assumes that total expenses for the purchase, demalition and reconstruction
of anew commercial building will be 100 percent financed by alending institution for
al project costs. Thisassumption isbased on a 15 year loan at arate of 10.5 percent.

D.) Annual Debt Service and Taxes

1. Annual Debt Service (P+l) is calculated on a standard 15-year amortized repayment
schedule.

2. Annual taxes are calculated by first taking the 1997 value of the land, and dividing
the figure by a .9 ratio in accordance with the City Assessor’s Office to determine
the current Y ear 2000 Adjusted Level of Assessment. Total improvements on each
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site (construction cost of new building in addition to $20,000 demolition fee) are
added to the readjusted value of the land. Thetota of the land and improvements
are multiplied by 2.2 percent (effective tax rate) to determine the overall taxes for
the year. Thefollowing example assumes a 1997 parcel with aland value of
$50,000, and a newly constructed building with total improvements of $200,000
($180,000 Building and $20,000 demoalition).

1997 Value of $100,000 divided by .9 = $111,111 (Y ear 2000 Dollar Vaue

of Land)
Total Improvements of $200,000
$111,111 + $200,000=$311,111 x .022 (Effective tax rate) = $6,844 Annua

Property Tax
E.) Tota Market Rate Rent for Parcel

Thisis calculated by taking the total annual debt service for the site, and dividing it by
the total square feet of the building to determine the current market rent per SF for new
commercial development.
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Appendix D

Suburban Commercial Corridor Examples
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Site Design

.

University Station - Madison, Wisconsin
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Homestead Shoppes - Madison, Wisconsin
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The Village - Greendale, Wisconsin
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The Village - Greendale, Wisconsin
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Knickerbocker Place - Madison, Wisconsin
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Shopping centers - Madison, Wisconsin
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L akepoint Commons - Madison, Wisconsin
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Parking Lot Landscaping

M adison, Wisconsin
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Greenfield, Wisconsin
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Shopping center - Madison, Wisconsin
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Shopping center - Greenfield, Wisconsin
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WESTRIDGE

BUSINESS CENTER 11

Multi-tenant brick-based monument signage -

New Berlin, Wisconsin
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1- double face 32 square foot MONUMENT SIGN

Tenant panels internally
illuminated with

H/O fluorescent lighting.
All tenant copy routed out
of aluminmum and backed
up with 3/167 thick acrylic.

8.5 sq.ft.
Moorland Commons
8.5 sq.ft. is 1/277 thick alumin_um
letters mounted to face
8.5 sq.ft of brick base.
Sign externally illuminated
with cut-off flood lights.
Sign structure to match
FECT 5.7 sq.fi. brick and colors in building.
e :
— i TENANT L
= TENANT .
3-0"
ELEVATION END VIEWW
Monument Sign Graphic/M oorland Commons -
New Berlin, Wisconsin
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Trash Screen Examples

Knickerbocker Place - Madison, Wisconsin
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Bank parkinglot - Madison, Wisconsin
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Citizens Bank of Mukwonago - New Berlin, Wisconsin
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Super America - New Berlin, Wisconsin

Waukesha Medical -
New Berlin,
Wisconsin
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Buffer Fencing

“Good Neighbor” design
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M adison, Wisconsin
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Appendix E

Transportation Alternatives Letter Report

Final Plan A September 2000



1020 North Broadway, Suite 400, Milwaukee, Wisconsin 53202
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May 22, 2000

John Stockham, AICP
Smith Group JJR, Inc.
One North Pinckney Street
Madison, Wisconsin 53703
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———
r—r
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&
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Dear Mr. Stockham:

We have completed our analysis of the West National Avenue redevelopment corridor and
the following summarizes our recommendations of roadway and access improvements.

W. National Avenue, within the redevelopment corridor, between S. Moorland Road and S.
Church Street (S. Town Road) is predominantly a five lane roadway with four through lanes
and a two way left-turn lane (See Exhibit A, project location map). A median currently
separates east/west traffic at the east end of the redevelopment corridor, from S. Moorland
Rd to a point approximately 700 feet west. Two median openings and an eastbound left turn
lane at S. Moorland Road exist within the median. The west most median opening provides
access to a frontage road on the north side of W. National Avenue and a driveway for a
restaurant on the south side. The east most median opening is located within the left turn
lane and provides access to a driveway shared by Car-X and Hardee’s on the north side of
W. National Avenue.

W. National Avenue is County Trunk Highway (CTH) ES and acccss to abutting propertics
is controlled by Waukesha County under Chapter 24, Section 1 of the Waukesha County
Code of Ordinances, entitled “Permits for Access to and Alterations in County Trunk
Highways”. Chapter 24 identifies standards for placing, constructing or altering driveways
to promote the orderly and safe movement in and out of private properties with minimal
impact on through highway traffic.- In addition to setting up design standards for
constructing driveways, the code indicates that the number of access points permitted shall
not be greater than:

1 for a property with 0 — 600 feet of CTH frontage

2 for a property with 600 — 1500 feet of CTH frontage

3 for a property with 1500 — 2500 feet of CTH frontage
4 for a property with 2500 feet — a mile of CTH frontage

Waukesha County has also established the “Map of Controlled Access” (Map) to identify
existing access and locations where access is not permitted. The Map indicates that no
access shall be allowed on the north side of W. National Avenue from:
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e S. Moorland Road to a point approximately 50 feet to the west

e N.159™ Street to a point approximately 160 feet to the west

e ecast most property line of Holy Apostles Church to a point
approximately 55 feet to the east

e S. Town Road to a point approximately 130 feet to the east

The Map also indicates that no access shall be allowed on the south side of W. National
Avenue from:

e S. Moorland Road to a point approximately 60 feet to the west

e S. Church Street to a point approximately 180 feet to the east

The County’s “Map of Controlled Access” shows that the majority of the existing access
points within the redevelopment corridor meet the County’s access ordinance. However,
there are some properties that have special access rights that are explained within the
individual property’s deed.

Currently W. National Avenue, between S. Moorland Road and S. Church Street (S. Town
Road), is bordered by 30 properties. Of these 30 properties, two are used as parking lots by
adjacent properties and seven are accessible only from a frontage road located east of N.
159" Street on the north side of W. National Avenue. These properties account for 21
access points (driveways) to W. National Avenue. In addition, N. 159th Street and the
frontage road each intersect W. National Avenue. All but two access points are fully
accessible to or from east and westbound W. National Avenue. Thus, the combination of
these access points and intersections amount to 273 potential conflict points. A potential
conflict point is a location where vehicular paths cross creating the potential for a collision.
A typical access point within the project corridor has 11 potential conflict points while a
typical 4-legged intersection has 30 potential conflict points.

The following recommendations will better manage access to W. National Avenue and
reduce the number of potential conflict points. The access improvement plan would group
adjacent properties to provide for combined access points. By grouping adjacent properties,
the number of access points is reduced to 11 driveways and 1 intersection. The plan also
recommends extending the existing median, just east of S. Moorland Road, west along the
entire project corridor. Finally, the plan identifies two possible alternatives for the frontage
road:

1. Vacate the frontage road and convert it to a private parking area with access
easements for neighboring properties.

2. Maintain the road as a public right;of~way but allow adjoining private property

owners to use easements, which enable “double-loading” and 90 degree parking
on both sides of the street.
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In addition to the above plan items, we recommend that a median opening be constructed
midway between S. 159™ Street and S. Town Road. The opposing driveways to the west of
this proposed median opening location should be moved to line up with the opening. This
will improve access to Holy Apostle’s Church’s parking area on the north of W. National
Avenue and minimize any potential U-turn problem at S. 159™ Street.

Left turn lanes should be constructed at N. 159® Street, S. Town Road, and at the median
opening between N. 159 Street and S. Town Road. These left turn lanes will remove any
queued turning vehicles from the through lanes, reducing the chances of rear-end accidents,
and maintain through traffic flow.

Finally, the existing median opening within the eastbound left turn lane at S. Moorland Road
should be closed. It is not advisable to have a median opening within a left turn lane and in
such close proximity to a major intersection. Motorists traveling through the intersection are
focusing their attention on the traffic movements within the intersection and are not
expecting non-ordinary traffic movements such as that created by the median opening. ., 225.5:00
There is also inadequate storage for a vehicle within the median opening. A vehicle that gets

stopped within the median opening is not able to clear the paths of the east/west traffic and Facsimile
as a result creates the potential for accidents.

Telephone

414.225.5111
In regards to the frontage road, the first alternative suggesting converting the road to a '
shared parking area would better serve the properties by allowing for more efficient use of
the space for both parking and circulation. Regardless of which alternative is selected the
access points on W. National Avenue and S. 159" Street would be the same and a frontage
road would serve no additional advantage. Access to W. National Avenue should remain at
the same location and access to S. 159™ Street should be moved approximately 100 feet to
the north.  The existing intersection between the frontage road and S. 159™ Street is
extremely close to the intersection with W. National Avenue and not only makes it difficult
to complete movements when vehicles are in queue on N. 159™ Street but is also a
potentially hazardous situation. '

The combination of the proposed shared access points and the construction of a median
island will better manage abutting property’s ingress and egress traffic along the project
corridor and also reduce the number of potential conflict points. The recommended access
management measures will reduce the number of potential conflict points to 90,
approximately one-third of the existing potential conflict points. With the construction of a
sidewalk along the project corridor, a reduction in driveways will also reduce the number of
times pedestrians must cross the path of motor vehicles. Reducing the number of
pedestrian/automobile conflicts will make the corridor more pedestrian friendly.

In addition to reducing potential conflicts, a median island will provide midway refuge for
pedestrians crossing W. National Avenue. Pedestrians will have to cross only one direction
of W. National Avenue traffic at a time. It is recommended that crosswalks be striped at N.
159" Street to encourage pedestrians to cross W. National Avenue at a location where
motorists expect them. Finally, from the information provided by the County, the proposed
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John Stockham, AICP
May 22, 2000
Page 4

access improvement plan meets the County Code of Ordinances in regards to allowable
access and access locations.

If you have any questions regarding the above report, please call me at (414) 225-5131.
Very truly yours,

)

effréy S. Polenske, P.E.
Project Manager
Earth Tech, Inc.

Attachments
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Wisconsin Business Improvement Districts- BIDs

Since 1992, the University of Wisconsin- Extension (UWEX) in collaboration with tH~
Wisconsin Downtown Action Council has monitored Business Improvement Distri
operating in Wisconsin municipalities. Each year, BID representatives respond tq
guestionnaire requesting information on a wide variety of topics including: assessn
methods, revenues, expenditures, district programs and activities, staffing, etc. Thirty el
(62.5%) representatives responded to the latest round of surveys. This Fact Sheet summ
the results of this latest survey effort.

What is a Business Improvement District- BID?

Wisconsin Act 184, signed into law in 1984, gives Wisconsin municipalities (i.e., cities, villages and towns) the power
to establish one or more Business Improvement Districts within their community and an assessment methodology that
allows business properties within that geographic area to contribute to programs aimed at promotion, management,
maintenance and development of that district. BIDs are restricted to commercial and industrial properties within a
municipality that are subject to real estate tax. Tax-exempt properties (i.e., religious, public utility or government
properties) or those used exclusively as residences cannot be included in the assessmedediiiri€6.608 of the
Wisconsin Statutes regulate Business Improvement Districts.

How many BIDs operate in Wisconsin?

There are currently 51 BIDs in operation. Two new neighborhood BIDs were created within the City of Milwaukee
in 1996. There are a number of Wisconsin communities currently considering the establishment of a BID and one
community is taking steps to terminate its BID (Manitowoc).

What is the value of BID property?

The average assessed value of all property within reporting BIDs (n=30) is $ 21,575,213. The total assessed value
of all property in reporting BIDs (n=30) is $604,105,963. The average assessed value has increased by 8.6% from
1994 while the total assessed value of all property has increased by 12.6%. Multi-year comparisons should be carefully
interpreted since not all BIDs are included in the annual surveys.

How large are BIDs?

BIDs vary greatly in size. The average number of tax parcels contributing to a district is 134. This figure
does not account for the two smallest BIDs, both located in Milwaukee (Riverfront Plaza and Water Street). These two
BIDs have 1 and 2 parcels, respectively, and were created exclusively for funding capital improvement projects. The
largest BID, also located in Milwaukee (Historic King Drive) has 387 parcels.

The Wisconsin map on the next page illustrates the location of BIDs currently operating in the state.

The Local Government Center and UW-Extension provide equal opportunities in employment and programming.
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How are BIDs managed?

U Fifteen of the reporting BIDs currently support a full-time Director / Manager, whose average salary is
$32,000 per year. Five BIDs have part-time managers and eleven BIDs do not employ either a full or
part- time manager. These 11 BIDs are generally managed by a member of the BID Board.

U Administration of a BID is handled by a Board of Directors. While the State Statutes only require five Board
members, the average number of BID Board members is 9. The Manitowoc BID has the largest Board made up
of 25 members.

O Ten BIDs responding to the survey (33%), support a Wisconsin Main Street Program.
How are BID Assessments Determined?

BIDs use a variety of methods to determine the amount of district assessment. BID levies are generally based on a
proportion of the individual property’s assessed value buy may also be based on parcel sizes or frontage footage. Fol
those 25 BIDs responding that use a ratio methodology (based on each $1,000 of assessed value), the average Bl
assessment is $2.52. In comparison to last year, assessment rates have decreased on average by $0.36/$1,000. T
lowest district assessed at such a rate is Monroe at $0.45 per $1,000 while the largest rate is assessed by the Manitowc
BID at $8.00 / $1,000.

How much money do BIDs generate?

Total BID levies generate over 1.1 million dollars each year. The average district revenue generated from assessment:
is $46,702 (n=29). Many districts supplement this revenue from a wide range of sources. The following table
summarizes these external funding sources and average amount of extramural funds generated.

Are there other funding sources used to supplement the BID revenues?

The following types of sources contribute to BID activities and programs. The numbers represent how many BIDs
obtained funding from these other sources. Asis evident from the list, many BIDs rely solely on the BID assessments.

Investment Interest: 7 Fund Raising: 2
Private Donations: 6 Member Fees: 0
Municipal Contributions: 13 Other: 9
Grant(s): 3

What is the average operating budget for a BID?

The average annual operating budget is $60,711. Operating budgets range from a low of $5,000 (Eau Claire- W.
Grand Avenue) to a high of $158,000 (Waukesha).



How are BID monies spent?

Business Improvement Districts often contract for a number of professional services to help administer BID
programs and their operation.

=

(33%) of the Reporting BIDs Contracte@raphic Design Services
(30%) of the Reporting BIDs Contracted\ccounting Services
(27%) of the Reporting BIDs ContractedLitter Control Services
(20%) of the Reporting BIDs Contracted.egal Services

(20%) of the Reporting BIDs Contracte&ecretarial Services
(20%) of the Reporting BIDs Contractedsnow Removal Services
(17%) of the Reporting BIDs Contractedvents Production
(57%) of the Reporting BIDs Contracte®ther Outside Services*

~NO1TooOo 0O o

=

* The Other Services category increased substantially from the previous year. In 1994, six BIDs reported using other
types of services as opposed to 17 this year. The types of services included contracting for all BID operations including
staffing, market analysis, decorating, operations and maintenance of capital investments, and graffiti removal.

Other Types of BID Expenditures Include:

No. BIDs % TotalAvg. Expenditure
Promotional Efforts (General) 23 76% NA
Special Events 20 67% NA
Retail Business Promotions 15 50% NA
Other 9 30% NA
Assistance for Business Start-Up(s) 2 7% NA
Job Training Programs 19 63% NA
Advertising 18 60% $ 2,470
Marketing 19 63% $ 4,305
Audiovisual Materials 2 7% $ 2,407
Physical Improvements 10 33% $ 4,991
Streetscape Development 18 60% $72,593

For more information on Wisconsin BIDs, including a Directory of names and addresses for BID representatives, contact:

Charles S. Law, Ph.D.

Community Planning and Design Specialist
Local Government Center

229 Lowell Hall, 610 Langdon St.

Madison, WI 53703

(608) 265-2501

Email: cslaw@facstaff.wisc.edu

Or visit our Internet Web Site atttp://www.uwex.edu/lgc/cp&d/bidpage/bid.htm

Local Government Center Phone (608) 262-9961
University of Wisconsin- Fax (608) 265-8662
Extension

229 Lowell Hall

610 Langdon Street
Madison, WI 53703



