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Amended 5/14/10 - Item previously numbered #1 (File Number 091683) has been 

removed.

9:15 A.M.

1. 081568 A substitute ordinance creating the Milwaukee River Greenway Site Plan Review 

Overlay Zone, generally located North of the former North Avenue Dam to the City 

Limits at East Silver Spring Drive in the 1st, 3rd and 6th Aldermanic Districts.

Sponsors: Ald. Kovac, Ald. Coggs and Ald. Hamilton

2. 081569 Substitute resolution creating design standards for the Milwaukee River Greenway Site 

Plan Review Overlay Zone, in the 1st, 3rd and 6th Aldermanic Districts.

Sponsors: Ald. Kovac

3. 081570 A substitute ordinance relating to tree protection in the Milwaukee River greenway 

overlay zone.

Sponsors: Ald. Kovac, Ald. Coggs and Ald. Hamilton

9:45 A.M.

4. 091460 Resolution approving a final Certified Survey Map for property located at 1807 East 

Morgan Avenue for creation of a new residential lot and dedication of land for public 

purposes, in the 14th Aldermanic District.

Sponsors: THE CHAIR

5. 091660 A substitute ordinance relating to a change in zoning from Multi-Family Residential to 

Two-Family Residential, on land located East of North 25th Street and North of West 

State Street, in the 4th Aldermanic District.

Sponsors: Ald. Bauman

6. 091567 Resolution approving Amendment No. 1 to the Project Plan for Tax Incremental District 

No. 70, 735 North Water Street, in the 4th Aldermanic District.
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Sponsors: THE CHAIR

7. 100037 Communication from the Department of City Development transmitting the 2009 Annual 

Report of Tax Incremental Districts.

Sponsors: THE CHAIR

8. 091372 Resolution temporarily suspending razing and demolition activities funded by NSP 

Phase 1 and 2 until the Department of Neighborhood Services has made modifications 

in bidding requirements allowing for deconstruction activities.

Sponsors: Ald. Bauman and Ald. Bohl

9. 081663 An ordinance relating to zoning regulations for the Milwaukee River Overlay Zone.

Sponsors: Ald. Kovac, Ald. Coggs and Ald. Hamilton

---May be placed on file as no longer needed.

10. 081577 An ordinance establishing the Milwaukee River Board.

Sponsors: Ald. Kovac, Ald. Coggs and Ald. Hamilton

---May be placed on file as no longer needed.

This meeting will be webcast live at www.milwaukee.gov/channel25.

Members of the Common Council and its standing committees who are not members of this 

committee may attend this meeting to participate or to gather information.  Notice is given that 

this meeting may constitute a meeting of the Common Council or any of its standing committees, 

although they will not take any formal action at this meeting.

Upon reasonable notice, efforts will be made to accommodate the needs of persons with 

disabilities through sign language interpreters or auxiliary aids.  For additional information or to 

request this service, contact the Council Services Division ADA Coordinator at 286-2998, 

(FAX)286-3456, (TDD)286-2025 or by writing to the Coordinator at Room 205, City Hall, 200 E. 

Wells Street, Milwaukee, WI  53202.

Limited parking for persons attending meetings in City Hall is available at reduced rates (5 hour 

limit) at the Milwaukee Center on the southwest corner of East Kilbourn and North Water 

Street.  Parking tickets must be validated in Room 205, (City Clerk's Office) or the first floor 

Information Booth in City Hall.

Persons engaged in lobbying as defined in s. 305-43-4 of the Milwaukee Code of Ordinances are 

required to register with the City Clerk's Office License Division.  Registered lobbyists appearing 

before a Common Council committee are required to identify themselves as such.  More 

information is available at www.milwaukee.gov/lobby.
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200 E. Wells Street
Milwaukee, Wisconsin 53202City of Milwaukee

Legislation Details (With Text)

File #:  Version: 1081568

Status:Type: Ordinance In Committee

File created: In control:3/3/2009 ZONING, NEIGHBORHOODS & DEVELOPMENT 
COMMITTEE

On agenda: Final action:

Effective date:

Title: A substitute ordinance creating the Milwaukee River Greenway Site Plan Review Overlay Zone, 
generally located North of the former North Avenue Dam to the City Limits at East Silver Spring Drive 
in the 1st, 3rd and 6th Aldermanic Districts.

Sponsors: ALD. KOVAC, ALD. COGGS, ALD. HAMILTON

Indexes: MILWAUKEE RIVER, SITE PLAN OVERLAY

Attachments: Department of City Development Data as of 4-22-10.pdf, City Plan Commission Letter, Hearing Notice 
List

Action ByDate Action ResultVer. Tally

ASSIGNED TOCOMMON COUNCIL3/3/2009 0

REFERRED  TOZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

3/5/2009 0

DRAFT SUBMITTEDCITY CLERK4/27/2010 1

PUBLISHEDCITY CLERK5/3/2010 1

HEARING NOTICES SENTZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

5/12/2010 1

HEARING NOTICES SENTZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

5/12/2010 1

HEARING NOTICES SENTZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

5/12/2010 1
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Number
081568
Version
SUBSTITUTE 1
Reference

Sponsor
ALD. KOVAC, COGGS AND HAMILTON
Title
A substitute ordinance creating the Milwaukee River Greenway Site Plan Review Overlay 
Zone, generally located North of the former North Avenue Dam to the City Limits at East 
Silver Spring Drive in the 1st, 3rd and 6th Aldermanic Districts.
Analysis
This substitute ordinance creates a zoning overlay zone for properties within 50 feet of 
the Milwaukee River Primary Environmental Corridor. Properties within this zone will 
comply with additional design standards, as well as tree protection and storm water 
management regulations, that balance environmental protection and promote high-quality, 
sustainable development.
Body
Resolved, That the Mayor and Common Council of the City of Milwaukee, do ordain as 
follows:

Part 1. There is added to the Milwaukee Code of Ordinances a new section to read as 
follows:

Section 295-1009.0002. The zoning map is amended to establish the Milwaukee River 
Greenway Site Plan Review Overlay Zone (MRGSPROZ) for the following properties within the 
City of Milwaukee:

Tax Key Number, Address

2801696000, 1335 East Randolph Court
2801700000, 1337 East Randolph Court
2801701000, 1339 East Randolph Court
2801702000, 1339 East Randolph Court
2801704000, 1339 East Randolph Court
2801706000, 1327 East Randolph Court
2801707000, 1327 East Randolph Court
2801708000, 1327 East Randolph Court
2801709000, 1329 East Randolph Court
2801710000, 1329 East Randolph Court
2801712000, 1329 East Randolph Court
2801713000, 1331 East Randolph Court
2801622000, 3472 North Dousman Street
2801714000, 1331 East Randolph Court
2801716000, 1331 East Randolph Court
2801717000, 1319 East Randolph Court
2801719000, 1319 East Randolph Court
2750152000, 1225 East Vienna Avenue
2750153000, 1225 East Vienna Avenue
2750154000, 1225 East Vienna Avenue
2801624000, 3472 North Dousman Street
2801625000, 3476 North Dousman Street
2801627000, 3476 North Dousman Street
2801629000, 3480 North Dousman Street
2801720000, 1319 East Randolph Court
2801721000, 1321 East Randolph Court
2801723000, 1321 East Randolph Court
2801724000, 1321 East Randolph Court
2801631000, 3480 North Dousman Street
2801632000, 3480 North Dousman Street
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2801632000, 3480 North Dousman Street
2801726000, 1323 East Randolph Court
2801727000, 1323 East Randolph Court
2801728000, 1323 East Randolph Court
2801729000, 1311 East Randolph Court
2801730000, 1311 East Randolph Court
2801636000, 3456 North Dousman Street
2801640000, 3460 North Dousman Street
2801641000, 3464 North Dousman Street
2801732000, 1311 East Randolph Court
2801733000, 1313 East Randolph Court
2801735000, 1313 East Randolph Court
2801736000, 1313 East Randolph Court
2801642000, 3464 North Dousman Street
2801643000, 3464 North Dousman Street
2801644000, 3464 North Dousman Street
2801645000, 3436 North Dousman Street
2801739000, 1315 East Randolph Court
2801740000, 1315 East Randolph Court
2801742000, 1231 East Randolph Court
2801743000, 1231 East Randolph Court
2801648000, 3436 North Dousman Street
2801649000, 3446 North Dousman Street
2801651000, 3446 North Dousman Street
2801652000, 3446 North Dousman Street
2801744000, 1231 East Randolph Court
2801745000, 1235 East Randolph Court
2801747000, 1235 East Randolph Court
2801748000, 1235 East Randolph Court
2801749000, 1239 East Randolph Court
2801654000, 1212 East Randolph Court
2801655000, 1212 East Randolph Court
2801656000, 1212 East Randolph Court
2801659000, 1234 East Randolph Court
2801750000, 1239 East Randolph Court
2801751000, 1239 East Randolph Court
2801752000, 1239 East Randolph Court
2801660000, 1234 East Randolph Court
2801661000, 1300 East Randolph Court
2801663000, 1300 East Randolph Court
2801664000, 1300 East Randolph Court
2801811000, 3277 North Gordon Place
2801666000, 1308 East Randolph Court
2801667000, 1308 East Randolph Court
2801668000, 1308 East Randolph Court
2801670000, 1328 East Randolph Court
2801671000, 1328 East Randolph Court
2801812000, 3279 North Gordon Place
2801821000, 3234 North Cambridge Avenue
2801823000, 3234 North Cambridge Avenue
2801824000, 3234 North Cambridge Avenue
2801673000, 1332 East Randolph Court
2801674000, 1332 East Randolph Court
2801675000, 1332 East Randolph Court
2801676000, 1332 East Randolph Court
2801826000, 3234 North Cambridge Avenue
2801831000, 3268 North Cambridge Avenue
2801678000, 1336 East Randolph Court
2801681000, 1342 East Randolph Court
2801682000, 1342 East Randolph Court
2801683000, 1342 East Randolph Court
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2801683000, 1342 East Randolph Court
2801684000, 1342 East Randolph Court
2801685000, 1344 East Randolph Court
2801686000, 1344 East Randolph Court
2801687000, 1344 East Randolph Court
2801688000, 1344 East Randolph Court
2801689000, 1346 East Randolph Court
2801691000, 1346 East Randolph Court
2801692000, 1346 East Randolph Court
2801694000, 1335 East Randolph Court
2801695000, 1335 East Randolph Court
3151503000, 2904 North Cambridge Avenue
3151505000, 2904 North Cambridge Avenue
3151506000, 2904 North Cambridge Avenue
3151507000, 2904 North Cambridge Avenue
3151508000, 2904 North Cambridge Avenue
3151510000, 2905 North Newhall Street
3201682000, 2512 North Gordon Court
3201683000, 2512 North Gordon Court
3201681000, 2512 North Gordon Court
3551781000, 2121 North Cambridge Avenue
3551783000, 2121 North Cambridge Avenue
3551784000, 2121 North Cambridge Avenue
3551785000, 2121 North Cambridge Avenue
3551786000, 2121 North Cambridge Avenue
3551787000, 2121 North Cambridge Avenue
3551788000, 2121 North Cambridge Avenue
3551789000, 2121 North Cambridge Avenue
3551790000, 2121 North Cambridge Avenue
3551792000, 2121 North Cambridge Avenue
3551793000, 2121 North Cambridge Avenue
3551794000, 2121 North Cambridge Avenue
3551795000, 2121 North Cambridge Avenue
3551798000, 2121 North Cambridge Avenue
3551800000, 2121 North Cambridge Avenue
3551802000, 2121 North Cambridge Avenue
3551803000, 2121 North Cambridge Avenue
3551805000, 2121 North Cambridge Avenue
3551806000, 2121 North Cambridge Avenue
3551807000, 2121 North Cambridge Avenue
3551809000, 2121 North Cambridge Avenue
3551810000, 2121 North Cambridge Avenue
3551811000, 2121 North Cambridge Avenue
3551814000, 2121 North Cambridge Avenue
3551815000, 2121 North Cambridge Avenue
3551817000, 2121 North Cambridge Avenue
3551818000, 2121 North Cambridge Avenue
3551822000, 2121 North Cambridge Avenue
3551823000, 2121 North Cambridge Avenue
2801638000, 3460 North Dousman Street
2801734000, 1313 East Randolph Court
2801646000, 3436 North Dousman Street
2801650000, 3446 North Dousman Street
2801746000, 1235 East Randolph Court
2801658000, 1234 East Randolph Court
2801665000, 1308 East Randolph Court
2801669000, 1328 East Randolph Court
2801822000, 3234 North Cambridge Avenue
2801677000, 1336 East Randolph Court
2801834000, 3274 North Cambridge Avenue
2801680000, 1336 East Randolph Court
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2801680000, 1336 East Randolph Court
2801693000, 1335 East Randolph Court
2801699000, 1337 East Randolph Court
2801703000, 1339 East Randolph Court
2801711000, 1329 East Randolph Court
2801718000, 1319 East Randolph Court
2801626000, 3476 North Dousman Street
2801722000, 1321 East Randolph Court
2801630000, 3480 North Dousman Street
2801635000, 3456 North Dousman Street
3151504000, 2904 North Cambridge Avenue
3151509000, 2905 North Newhall Street
3551782000, 2121 North Cambridge Avenue
3551797000, 2121 North Cambridge Avenue
3551801000, 2121 North Cambridge Avenue
3551804000, 2121 North Cambridge Avenue
3551813000, 2121 North Cambridge Avenue
3551819000, 2121 North Cambridge Avenue
3551824000, 2121 North Cambridge Avenue
2801697000, 1337 East Randolph Court
2801623000, 3472 North Dousman Street
2801633000, 3456 North Dousman Street
2801731000, 1311 East Randolph Court
2801737000, 1315 East Randolph Court
2801741000, 1231 East Randolph Court
2801653000, 1212 East Randolph Court
2801672000, 1328 East Randolph Court
2801690000, 1346 East Randolph Court
3551808000, 2121 North Cambridge Avenue
3551812000, 2121 North Cambridge Avenue
3551816000, 2121 North Cambridge Avenue
2801705000, 1327 East Randolph Court
2801621000, 3472 North Dousman Street
2801628000, 3476 North Dousman Street
2801639000, 3460 North Dousman Street
2801647000, 3436 North Dousman Street
2801738000, 1315 East Randolph Court
2801657000, 1234 East Randolph Court
2801662000, 1300 East Randolph Court
2801833000, 3272 North Cambridge Avenue
2801679000, 1336 East Randolph Court
3551791000, 2121 North Cambridge Avenue
3551796000, 2121 North Cambridge Avenue
3551820000, 2121 North Cambridge Avenue
2801698000, 1337 East Randolph Court
2801715000, 1331 East Randolph Court
2801725000, 1323 East Randolph Court
2801637000, 3460 North Dousman Street
2801825000, 3234 North Cambridge Avenue
2801832000, 3270 North Cambridge Avenue
3551799000, 2121 North Cambridge Avenue
3551821000, 2121 North Cambridge Avenue
2801634000, 3456 North Dousman Street
2750151000, 1225 East Vienna Avenue
3151511000, 2905 North Newhall Street
2040050000, 5190 North Milwaukee River Parkway
2340061200, 300 West Deluxe Parkway
2419989120, 4200 North Humboldt Boulevard
2750121000, 1170 East Singer Circle
2750009000, 1126 East Vienna Avenue
2750011000, 1134 East Vienna Avenue
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2750011000, 1134 East Vienna Avenue
2750013000, 1206 East Vienna Avenue
2750016000, 1226 East Vienna Avenue
2801293100, 3417 North Newhall Street
2809978000, 3276 North Gordon Place
2801299100, 1504 East Newport Avenue
2759999000, 3832 North Humboldt Boulevard
2801050000, 3118 North Cambridge Avenue
2801266000, 3330 North Cambridge Avenue
2801269000, 3340 North Cambridge Avenue
2801272000, 3354 North Cambridge Avenue
2801087000, 3278 North Cambridge Avenue
2801286100, 3443 North Newhall Street
2809975000, 3246 North Gordon Place
3150342000, 2924 North Cambridge Avenue
3150024000, 2946 North Cambridge Avenue
3150443000, 3006 North Cambridge Avenue
3150444000, 3010 North Cambridge Avenue
3151501000, 2914 North Cambridge Avenue
3150501110, 1321 East Locust Street
3151110110, 3074 North Gordon Circle
3159966111, 2828 North Humboldt Boulevard
3150206110, 1134 East Center Street
3201609000, 2502 North Gordon Court
3201613000, 1224 East Clarke Street
3550139110, 1431 East North Avenue
3550150000, 2057 North Cambridge Avenue
3550157120, 1354 East Boylston Street
1960015110, 5233 North Milwaukee River Parkway
2801270000, 3344 North Cambridge Avenue
2801275000, 1501 East Newport Avenue
2801080000, 3242 North Cambridge Avenue
2801081000, 3248 North Cambridge Avenue
2750015000, 1220 East Vienna Avenue
3150029000, 2972 North Cambridge Avenue
3151040000, 3040 North Cambridge Avenue
3150448000, 3032 North Cambridge Avenue
3550147000, 2075 North Cambridge Avenue
1960012100, 5259 North Milwaukee River Parkway
2749999100, 3868 North Humboldt Boulevard
2809988112, 3310 North Dousman Street
2801801000, 1229 East Concordia Avenue
3550151100, 2047 North Cambridge Avenue
3150801110, 2901 North Cambridge Avenue
3550148000, 2069 North Cambridge Avenue
2750010000, 1130 East Vienna Avenue
2809996100, 1301 East Concordia Avenue
2759998000, 3700 North Humboldt Boulevard
2801267000, 3334 North Cambridge Avenue
3201257100, 1311 East Wright Street
1960016111, 5201 North Milwaukee River Parkway
2340061100, 300 West Deluxe Parkway
2419989111, 810 East Capitol Drive
2801274000, 3364 North Cambridge Avenue
2801079100, 3238 North Cambridge Avenue
2801082000, 3254 North Cambridge Avenue
3150027000, 2960 North Cambridge Avenue
3151109100, 3066 North Gordon Circle
3159966110, 2730 North Humboldt Boulevard
3159993000, 1300 East Park Place
3209948113, 1436 East North Avenue
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3209948113, 1436 East North Avenue
3550144100, 2201 North Cambridge Avenue
3551605000, 1400 East Boylston Street
2801053100, 3134 North Cambridge Avenue
2801290110, 3429 North Newhall Street
2801273000, 3358 North Cambridge Avenue
2801077000, 3226 North Cambridge Avenue
2749992000, 3874 North Humboldt Boulevard
2801268000, 3336 North Cambridge Avenue
2801284100, 3449 North Newhall Street
3150344000, 2936 North Cambridge Avenue
3151047000, 1503 East Kenwood Boulevard
3209990000, 2660 North Humboldt Boulevard
3550158000, 1354 East Boylston Street
2801609000, 3342 North Gordon Place
3151045000, 3066 North Cambridge Avenue
2750014000, 1216 East Vienna Avenue
1950065000, 1701 West Lawn Avenue
2809950000, 3145 North Cambridge Avenue
2801285100, 3447 North Newhall Street
2809976000, 3254 North Gordon Place
3151041000, 3046 North Cambridge Avenue
3151106000, 3055 North Gordon Circle
3209939120, 1417 East Park Place
3550140000, 2215 North Cambridge Avenue
2809960000, 3201 North Cambridge Avenue
2059981100, 4700 North Green Bay Avenue
2429998000, 4353 North Richards Street
2801264000, 3320 North Cambridge Avenue
2801076000, 3222 North Cambridge Avenue
2801288100, 3437 North Newhall Street
3150341000, 2920 North Cambridge Avenue
3150026000, 2956 North Cambridge Avenue
3151042000, 3050 North Cambridge Avenue
3151046000, 3070 North Cambridge Avenue
3201259000, 2440 North Gordon Place
3209989000, 2650 North Humboldt Boulevard
3550154000, 2027 North Cambridge Avenue
2801263000, 3318 North Cambridge Avenue
2801261000, 3310 North Cambridge Avenue
2809971200, 1301 East Auer Avenue
3150449000, 3038 North Cambridge Avenue
3159982100, 1314 East Chambers Street
1950067100, 5332 North Green Bay Avenue
2429997000, 4353 North Richards Street
2750109110, 1200 East Singer Circle
2801292100, 3421 North Newhall Street
2801610000, 3330 North Gordon Place
2801049000, 3112 North Cambridge Avenue
2801277100, 3477 North Newhall Street
2801278100, 3471 North Newhall Street
2801281100, 3461 North Newhall Street
2809971111, 1250 East Burleigh Street
2801083000, 3260 North Cambridge Avenue
2801084000, 3262 North Cambridge Avenue
2809973110, 1230 East Auer Avenue
3150025000, 2950 North Cambridge Avenue
3159994000, 1400 East Park Place
3201262100, 1306 East Meinecke Avenue
3200401000, 1420 East Belleview Place
3200402000, 1410 East Belleview Place
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3200402000, 1410 East Belleview Place
3209979000, 2620 North Humboldt Boulevard
3209999111, 1201 East Center Street
2801606000, 3360 North Gordon Place
3150028000, 2966 North Cambridge Avenue
2801283100, 3453 North Newhall Street
2050002000, 1603 West Fairmount Avenue
3159986200, 1350 East Locust Street
3200242112, 2566 North Bush Lane
3209995000, 1137 East Center Street
3150023000, 2940 North Cambridge Avenue
1950074000, 1639 West Lawn Avenue
1960011100, 5271 North Milwaukee River Parkway
2420218100, 435 West Hampton Avenue
2801073000, 3204 North Cambridge Avenue
2801282100, 3457 North Newhall Street
3209986000, 2628 North Humboldt Boulevard
2801048000, 3108 North Cambridge Avenue
2809979000, 3229 North Gordon Place
2750001000, 3834 North Humboldt Boulevard
1960013100, 5253 North Milwaukee River Parkway
2809988111, 3300 North Dousman Street
2801047000, 3104 North Cambridge Avenue
3150343000, 2928 North Cambridge Avenue
3151043000, 3056 North Cambridge Avenue
3550149000, 2063 North Cambridge Avenue
2750120100, 1174 East Singer Circle
2801265000, 3324 North Cambridge Avenue
2801287100, 3439 North Newhall Street
3150446000, 3022 North Cambridge Avenue
3151108100, 3060 North Gordon Circle
2750002000, 3830 North Humboldt Boulevard
1960014100, 5245 North Milwaukee River Parkway
2750122100, 1160 East Singer Circle
2750031000, 1241 East Vienna Avenue
2801608000, 3348 North Gordon Place
2801271000, 3348 North Cambridge Avenue
2809973210, 3224 North Gordon Place
2809974000, 3240 North Gordon Place
2801280100, 3463 North Newhall Street
3201608000, 2508 North Gordon Court
2059980000, 5100 North Green Bay Avenue
2750030000, 1237 East Vienna Avenue
3200302112, 1514 East Thomas Avenue
2801607000, 3354 North Gordon Place
2809997000, 3370 North Gordon Place
2801051000, 3124 North Cambridge Avenue
2801793112, 3278 North Dousman Street
2801075000, 3216 North Cambridge Avenue
2801279100, 3467 North Newhall Street
3150442000, 3002 North Cambridge Avenue
3150445000, 3018 North Cambridge Avenue
3150447000, 3028 North Cambridge Avenue
3151107100, 3051 North Gordon Circle
3159985000, 1311 East Chambers Street
3159995000, 1420 East Park Place
3209939110, 1449 East Park Place
3209948115, 1436 East North Avenue
3209958000, 1307 East Meinecke Avenue
2750012000, 1200 East Vienna Avenue
2809998000, 3400 North Gordon Place
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2809998000, 3400 North Gordon Place
3151044000, 3062 North Cambridge Avenue
2050001100, 4946 North Green Bay Avenue
2801289100, 3431 North Newhall Street
2809977000, 3254 North Gordon Place
2801262000, 3314 North Cambridge Avenue
3159971100, 2730 North Humboldt Boulevard
3200241000, 2546 North Gordon Place
3200403100, 1400 East Belleview Place
3551604000, 1410 East Boylston Street
2420220000, 233 East Hampton Avenue
2750008000, 1118 East Vienna Avenue
2801054000, 3138 North Cambridge Avenue
2801260000, 1502 East Hartford Avenue
2809969000, 3301 North Cambridge Avenue
3150030000, 2976 North Cambridge Avenue
3159996200, 1632 East Riverside Place
3209944212, 1518 East Bradford Avenue
3209957000, 1303 East Meinecke Avenue
3201606000, 2516 North Gordon Court
2801074000, 3210 North Cambridge Avenue
3151048000, 1515 East Kenwood Boulevard
3159997000, 1401 East Locust Street
Drafter
DCD:AJF:ajf
04/23/10
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DCD Data Related to Milwaukee River Interim Study Overlay District 
 
Interim Study Links to Study Plan and Map: 

http://www.mkedcd.org/planning/zoning/IS/MilwaukeeRiver/index.html 
 
 

• USDA Natural Resources Conservation Service (NRCS) Web Soil Survey 
identifies the river corridor as an Unmapped Area (UA).  If a specific soil type 
was identified, the angle of repose, erosion rates, and other information could 
be identified.  

Background Data: 
 
Soils 
Soil type identifies characteristics like erosion and angle of repose, which is the natural 
stable slope of any given soil type.  Soil type impacts bluff stability. 
 

http://websoilsurvey.nrcs.usda.gov/app/HomePage.htm 
 
• An Aug. 8, 2008 email from Robert Monnat, Mandel Group, states:  Our 

geotechnical engineer, Terracon, reviewed the soils and suggested that we 
consider using a 1 or 1.5 “angle of repose” for excavation.  This means that 
for every foot we excavate for a basement level, they suggest that we offset 
from the bluffline by 1 to 1.5 feet.  Our maximum excavation is in the range 
of 12 feet, suggesting a setback based on soil/bluff stability of 12-18 feet. 

 
Bluff Stability & Recession Rates  
Bluff stability is affected by a number of factors, including soil type, water, slope, 
vegetative cover, weather and humans.  Bluff recession rates are the rate at which bluffs 
recede away from the water’s edge.  Bluff recession rates are difficult to determine and it 
is done through a time-intensive process.  Other bluff recession rates were sought to 
establish an approximate bluff recession rate for the Milwaukee River corridor. 
 

• USGS - Bluff Erosion in North Fish Creek WI (bluff erosion rates): North 
Fish Creek bluffs eroded at a rate of approximately 2 feet per year.  
http://pubs.usgs.gov/sir/2004/5272/#N1035D 

 
• Illinois Department of Natural Resources:  IL bluffs eroding approximately 

0.7 – 1.0 feet per year from 1872-1987.  A 1994 study indicated a range of 
erosion from 0.3-2.5 feet per year.   
http://dnr.state.il.us/owr/cmp/pdfs/4%20-%20Erosion%20-
%202009_01_1.pdf 
 

• SEWRPC – Identifies causes of bluff failure: groundwater seepage, vegetative 
cover, precipitation, etc. http://www.sewrpc.org/publications/mr/mr-
156_lake_park_bluff_stability.pdf 

 

http://www.mkedcd.org/planning/zoning/IS/MilwaukeeRiver/index.html
http://websoilsurvey.nrcs.usda.gov/app/HomePage.htm
http://pubs.usgs.gov/sir/2004/5272/#N1035D
http://dnr.state.il.us/owr/cmp/pdfs/4%20-%20Erosion%20-%202009_01_1.pdf
http://dnr.state.il.us/owr/cmp/pdfs/4%20-%20Erosion%20-%202009_01_1.pdf
http://www.sewrpc.org/publications/mr/mr-156_lake_park_bluff_stability.pdf
http://www.sewrpc.org/publications/mr/mr-156_lake_park_bluff_stability.pdf
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• This article questions whether bank erosion causes sedimentation and if 
sedimentation is truly a bad thing for the environment. 
http://www.glc.org/basin/pubs/keeping/pdf/keepingv1n2.pdf 

 
 

Related SEWRPC Documents  
• Primary Environmental Corridors (PEC) Overview:  

http://www.co.washington.wi.us/uploads/docs/PLN_SEWRPC_Environmenta
lCorridorsPresentation.pdf 

 
Official PEC Definitions: 
http://www.sewrpc.org/regionallandinfo/metadata/delineation_environmental_cor
ridors.pdf 
 
SEWRPC defining environmental corridors: 
Polygons are established around areas like rivers over 50 feet wide, shoreland is 75 feet on both sides of river, 
steep slopes or very steep slopes (12-19% or 20%+), wetlands, and floodlands each get polygons; the polygons 
are rated, then connected (using criteria) to form corridors.  Based upon the resulting size of corridors, they are 
designated primary or secondary.  Primary corridors contain concentrations of significant natural resources and 
are at least 400 acres and 2 miles long, and 200 feet wide.  Secondary corridors have smaller concentrations of 
significant natural resources and are at least 100 acres and 1 mile long.  The resulting polygons through the 
Milwaukee River area may then be 75 feet beyond the river and may or may not include steep slope, wetland or 
floodland polygons.  SEWRPC does not use the “top of bluff” concept to delineate polygons or corridors.    
(Technical Report, “Refining the Delineation of Environmental Corridors in SE WI”, 1981, by Rubin & 
Emmerich.)   SEWRPC uses tree drip lines to determine the edge of the PEC. 

 
• SEWRPC Comprehensive Planning Fact Sheet  
This document recommends preservation of PEC to maintain both the ecological 
balance and natural beauty of the region. 
http://www.sewrpc.org/smartgrowth/pdfs/sewrpc_comprehensive_planning_fact_
sheet_environmental_corridors.pdf 
 
• SEWRPC Regional Land Use Plan for SE WI 2035 
The land use plan calls for the preservation of environmental corridors.  Benefits 
of PEC include “recharge and discharge of groundwater, maintenance of surface 
and groundwater quality, attenuation of flood flows and stages, maintenance of 
base flows of streams and water courses, reduction of soil erosion, abatement of 
air and noise pollution, provision of wildlife habitat, protection of plant and 
animal diversity, protection of rare and endangered species, maintenance of scenic 
beauty and provision of opportunities for recreational, educational, and scientific 
pursuits.”   
 
The plan also identifies land uses that are compatible for development (Table 27 
Chapter 4) within the PEC provided development does not jeopardize the integrity 
of the PEC. 
 
The plan recommends local comprehensive plans to preserve PEC.  (NOTE:  The 
Land Use Plan does not state any buffering requirement for the PEC.) 
 

http://www.glc.org/basin/pubs/keeping/pdf/keepingv1n2.pdf
http://www.co.washington.wi.us/uploads/docs/PLN_SEWRPC_EnvironmentalCorridorsPresentation.pdf
http://www.co.washington.wi.us/uploads/docs/PLN_SEWRPC_EnvironmentalCorridorsPresentation.pdf
http://www.sewrpc.org/regionallandinfo/metadata/delineation_environmental_corridors.pdf
http://www.sewrpc.org/regionallandinfo/metadata/delineation_environmental_corridors.pdf
http://www.sewrpc.org/smartgrowth/pdfs/sewrpc_comprehensive_planning_fact_sheet_environmental_corridors.pdf
http://www.sewrpc.org/smartgrowth/pdfs/sewrpc_comprehensive_planning_fact_sheet_environmental_corridors.pdf
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The plan takes care to state it does not encourage development specified in Table 
27 within environmentally significant areas. Rather, the limited development 
specified in Table 27 is an accommodation that seeks to balance landowner 
interests in development with natural resource base preservation objectives. 
http://www.sewrpc.org/publications/pr/pr-
048_regional_land_use_plan_for_se_wi_2035.pdf 
<Table27.pdf> 
 

 
City of Milwaukee – Comprehensive Plan – Northeast Area Plan 

The Northeast Area Plan is one of fourteen plans created by the City of 
Milwaukee Department of City Development to comply with the State of 
Wisconsin’s Smart Growth Law.  The Northeast Area Plan deems the Milwaukee 
River area as a catalytic project and recommends that design guidelines are 
established to help protect the PEC. 
http://www.mkedcd.org/planning/plans/Northeast/plan/NESplan.pdf 

 
 
NR 115 – Wisconsin’s Shoreland Management Program 
 

• NR 115 recommends a 75 foot buffer from the ordinary high-water mark 
(OHWM) to the nearest part of building or structure.  NR 115 does not 
contain any guidance about setbacks along bluffs.  Milwaukee County is 
completely incorporated, so Chapter NR 115, Wis. Admin. Code, does not 
apply. 
http://www.legis.state.wi.us/rsb/code/nr/nr115.pdf 

 
Slopes 

Slope measurements were calculated for 10 areas along the corridor and the 
average bluff slope was 63%, which is very steep.  The greatest slope measured 
was 80%.  The average bluff height was 25’. 
 
Slope = rise / run 
Stable slope is 1:1 or 1:1.5 (66%) according to the geotechnical engineer 
An 80% slope going up 25’ has a 31.3’ run. 
A 66% slope going up 25’ has a 37.9’ run. 
The difference between the two slopes is the unstable area.  This area should not 
have construction to minimize the risk of bluff instability. 

 

http://www.sewrpc.org/publications/pr/pr-048_regional_land_use_plan_for_se_wi_2035.pdf
http://www.sewrpc.org/publications/pr/pr-048_regional_land_use_plan_for_se_wi_2035.pdf
http://www.mkedcd.org/planning/plans/Northeast/plan/NESplan.pdf
http://www.legis.state.wi.us/rsb/code/nr/nr115.pdf
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DCD then considered a building with a 50-year life span and a 0.25 foot erosion 
rate.  This results in a 19.1 foot setback if bluff stability is the only concern.  
(NOTE: Engineering techniques make it possible to build on bluffs.) 
 
• This document provides a list of all WI counties and their policies towards 

bluffs. It contains sample ordinances. 
http://dnr.wi.gov/org/water/wm/dsfm/shore/documents/Wt54200/Chapter15.p
df 

 
• Steep Slope Ordinance, Highland Park IL:  40 foot setback from steep slopes 
www.cityhpil.com/pdf/ordinances/article19.pdf 
 
• City of Seattle Steep Slope:  15 foot setback from steep slopes 

 
 Draft slope illustrations <MRGOD Sections0808.pdf > 
 
 
 
 
 
Buffers 
It is important to note the difference between setbacks which use top of slope, ordinary 
high-water mark (OHWM), and a setback from PEC.  No scientific research indicated 
setbacks from environmental corridors; instead they indicated setbacks typically from 
OHWM.  WI DNR defines OHWM as where the regular action of water against the bank 
leaves a distinct mark.  It is not typically mapped or surveyed.  
http://dnr.wi.gov/org/water/wm/dsfm/shore/ohwm.htm 
 

25’ bluff 66% 
slope = 
stable 

37.9’ 31.3’ 

80% 

37.9’ – 31.3’ = 6.6’ 

Setback:  6.6’ + (0.25 annual erosion x 50 years) = 19.1’ 

Unstable slope area 

http://dnr.wi.gov/org/water/wm/dsfm/shore/documents/Wt54200/Chapter15.pdf
http://dnr.wi.gov/org/water/wm/dsfm/shore/documents/Wt54200/Chapter15.pdf
http://www.cityhpil.com/pdf/ordinances/article19.pdf
http://dnr.wi.gov/org/water/wm/dsfm/shore/ohwm.htm
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• Effectiveness of Shoreland Zoning Standards to Meet Statutory Objectives:  A 
Literature Review with Policy Implications:  WI DNR, 1997.  This document 
discusses the impact of sediment on habitat and spawning, along with stream 
temperatures, vegetation and more.  It discusses a 35-foot buffer, noting that it 
will help water quality and habitat, which are interdependent.  It contains a 
literature review with 35 to 100-200 feet wide buffers.  It discusses natural 
beauty. 

http://www.dnr.state.wi.us/org/water/wm/dsfm/shore/documents/WT50597.pdf 
 
• Design Recommendations for Riparian Corridors and Vegetated Buffer Strips:  

US Army Engineer R&D Center, April 2000.  This document provides tables 
of buffers for a variety of topics:  buffers for water quality (5-30m); buffers 
for fish (30m); etc.  It discusses the three zone buffer system. 

http://el.erdc.usace.army.mil/elpubs/pdf/sr24.pdf 
 
• The Architecture of Urban Stream Buffers:  From Watershed Protection 

Techniques.  This article lists the benefits of buffers.  It cites a 1993 study 
(Heraty) of urban stream buffers, which range from 20 to 200 feet on each 
side of the stream, according to a survey of 36 buffer programs.  They cite 
buffers at least 100 feet from streamside edge, and a three zone buffer system.  
This article cites buffer that change under certain conditions, steep slopes for 
example.  It also discusses a system of density bonuses based on loss of site 
due to buffers. 

http://www.cwp.org/Resource_Library/Center_Docs/PWP/ELC_PWP39.pdf 
 
• Riparian Buffer Zones: Functions and Recommended Widths:  Yale School of 

Forestry, April 2005.  This article discusses buffers for erosion control, water 
quality (5-30m), aquatic habitat and terrestrial habitat.  It examines factors 
affecting slopes.  It looks at variable width, fixed width and three zone 
buffers, along with a literature review of buffer widths. 

http://www.eightmileriver.org/resources/digital_library/appendicies/09c3_Riparia
n%20Buffer%20Science_YALE.pdf 

 
• This document lists WI counties’ shoreland protections and provides sample 

ordinances.  
http://www.dnr.state.wi.us/org/water/wm/dsfm/shore/documents/Wt54200/Chapter4.p
df 

 
• Riparian Setbacks: Technical Information for Decision Makers, Chagrin River 

Watershed Partners, 2006:  This document discusses the benefits of buffers, 
buffers for erosion control, water quality, ecosystem protection, etc.  It 
outlines the cost effects of buffers on local governments, property owners, and 
property values.  It contains model ordinances. 
http://www.crwp.org/pdf_files/riparian_setback_paper_jan_2006.pdf 

 
• Riparian Buffers Fact Sheet from Delaware Riverkeepers 

http://www.dnr.state.wi.us/org/water/wm/dsfm/shore/documents/WT50597.pdf
http://el.erdc.usace.army.mil/elpubs/pdf/sr24.pdf
http://www.cwp.org/Resource_Library/Center_Docs/PWP/ELC_PWP39.pdf
http://www.eightmileriver.org/resources/digital_library/appendicies/09c3_Riparian%20Buffer%20Science_YALE.pdf
http://www.eightmileriver.org/resources/digital_library/appendicies/09c3_Riparian%20Buffer%20Science_YALE.pdf
http://www.dnr.state.wi.us/org/water/wm/dsfm/shore/documents/Wt54200/Chapter4.pdf
http://www.dnr.state.wi.us/org/water/wm/dsfm/shore/documents/Wt54200/Chapter4.pdf
http://www.crwp.org/pdf_files/riparian_setback_paper_jan_2006.pdf
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This document identifies benefits of buffers as documented in scientific 
articles.  It also cites documents regarding buffer widths to protect a variety of 
plant and animal species, as well as minimizing runoff pollutants.  It provides 
plant selection criteria for establishing buffer vegetation. 
http://www.caciwc.org/library/Riparian%20buffer%20Fact%20Sheet%20CFE
%202-2-05.pdf 
 

• The Wisconsin Buffer Initiative:  A Report to the Natural Resources Board of 
the WI Department of Natural Resources by University of Wisconsin-
Madison College of Agricultural and Life Sciences.  December 2005 
This document cites peer reviewed scientific articles relating to the design and 
location of riparian buffers, particularly with an adaptive management 
approach. 

• Great Lakes Restoration Initiative Plan – July 2009 

http://www.nelson.wisc.edu/people/nowak/wbi/reports/nrbFinalReport.pdf 
 

http://www.epa.gov/glnpo/glri/glmyrapo.pdf 
This document begins to outline the importance of waterway restoration as it 
relates to the Great Lakes, particularly area deemed Areas of Concern (AOC) 
by the EPA.  NOTE: The Great Lakes documents have been updated since this 
document and an array of documents are available at:  
http://www.epa.gov/glnpo/glri/ 

 
• Eighty map measurements were taken along the east and west banks of the 

Milwaukee River corridor to measure the distance from approximately the 
OHWM to the MRWG-proposed setback line 50 feet beyond the PEC.  The 
80 measurements averaged to 308.75 feet.  This is a setback number that can 
be compared to the setback of other cities. 

 
 
Encroachment into the Setback  

 

http://www.caciwc.org/library/Riparian%20buffer%20Fact%20Sheet%20CFE%202-2-05.pdf
http://www.caciwc.org/library/Riparian%20buffer%20Fact%20Sheet%20CFE%202-2-05.pdf
http://www.nelson.wisc.edu/people/nowak/wbi/reports/nrbFinalReport.pdf
http://www.epa.gov/glnpo/glri/glmyrapo.pdf
http://www.epa.gov/glnpo/glri/
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• Portland, Oregon allows encroachment into the setback, provided the same 

amount of square footage is returned to the natural area and a minimum 
setback distance is maintained. 

 
• Wisconsin shoreland setbacks for many counties are documented here, 

including ideas for setback averaging.  Wisconsin Department of Natural 
Resources. 
http://www.dnr.wi.gov/org/water/wm/dsfm/shore/documents/Wt54200/Chapte
r4.pdf 

 
 
Parking Lot Landscape Standards 
 

• Guide to the City of Chicago Landscape Ordinance 
This document provides a stepped approach to parking lot landscaping, where 
larger parking lots require greater interior landscaped areas and smaller parking 
lots require lesser interior landscaped areas.  Chicago requires extensive 
landscaping for all parking lots.  These guidelines directly influenced parking lot 
landscaping for the Milwaukee River Greenway Site Plan Review Overlay Zone. 

 

 
http://www.cityofchicago.org/content/dam/city/depts/streets/supp_info/Landscape
Manual.pdf 

 
• City of Milwaukee – Forestry 

The City Forester, David Sivyer, recommends that parking lot trees have a 
minimum of 700 cubic feet of root area available to increase tree health and 
survival rate.  The minimum width of a parking lot island was determined by 
using the area of approximately one parking stall, 9’ wide x 20’ long x 3’ deep, or 
540 cubic feet, which is insufficient to ensure high quality tree success.  By 
increasing one side to 12’, the result is 12’ wide x 20’ long x 3’ deep results in 
720 cubic feet available for a tree, which offers better rooting conditions for the 
tree. 
 

http://www.dnr.wi.gov/org/water/wm/dsfm/shore/documents/Wt54200/Chapter4.pdf
http://www.dnr.wi.gov/org/water/wm/dsfm/shore/documents/Wt54200/Chapter4.pdf
http://www.cityofchicago.org/content/dam/city/depts/streets/supp_info/LandscapeManual.pdf
http://www.cityofchicago.org/content/dam/city/depts/streets/supp_info/LandscapeManual.pdf


4/22/2010   8 

Native trees are encouraged, but not required at this time, as parking lot trees, to 
allow for more options and to consider site-specific characteristics when choosing 
tree species. 

 
• Urban Tree Conservation: a White Paper on Local Ordinance Approaches 

Tree conservation ordinances often include parking lot issues, such as canopy 
requirements or percentage of parking lot devoted to landscaping.  Oroville CA 
uses the tree canopy requirement of 50% coverage within 10 years of installation.  
Lewisville TX has a range of percentages from 5 to 10 percent for landscaping of 
parking lots over 25,000 square feet. 
http://www.aces.edu/ucf/documents/TreeConservationWhitePaper.pdf 
 

 

• New York City Audubon – Bird-Safe Building Guidelines May 2007  

Bird-Friendly Design 
 

A 55-page guide to bird safe building practices.  Bird-building collisions tend to 
occur near glass, so guidelines for glass include: the use of reduced reflectivity 
glass, techniques which modify the appearance of glass by mixing textures, colors 
or opacity.  This influenced the building materials for the City of Milwaukee 
MRGSPROZ 
http://www.nycaudubon.org/home/BirdSafeBuildingGuidelines.pdf 

 
 
Natural Beauty 
Natural beauty is a term frequently used in state and regional planning documents. 
 

• Wisconsin has a Council on Natural Beauty http://www.legis.state.wi.us/acts89-
93/69Act138.pdf 

• Counties in WI may have Natural Beauty Councils; e.g. Fond du Lac 
http://www.fdlco.wi.gov/Index.aspx?page=929 

• Precedent cases exist regarding natural beauty – WI Division of Hearings and 
Appeals Gehling & Schwab in Oconto County WI 

• St Croix River ordinance cites natural beauty  http://www.co.saint-
croix.wi.us/Ordinances/Ch%2017%20SUBCHAPTER%20III%20Shoreland.pdf 

 
 
Easements 

Easements are in place relating to the 1994 removal of the North Avenue dam.  
The easements go approximately to the middle of the bluff on these properties, 
which are located both north and south of North Avenue. 

 
 
Tree Root Protection 

One common way of estimating tree root protection is allowing for 1’-1.5’ per 1” 
of diameter at breast height (dbh).  Based on observation in the Milwaukee River 
corridor, the majority of tree diameter at chest height appears to be 6-8” with a 

http://www.aces.edu/ucf/documents/TreeConservationWhitePaper.pdf
http://www.nycaudubon.org/home/BirdSafeBuildingGuidelines.pdf
http://www.legis.state.wi.us/acts89-93/69Act138.pdf
http://www.legis.state.wi.us/acts89-93/69Act138.pdf
http://www.fdlco.wi.gov/Index.aspx?page=929
http://www.co.saint-croix.wi.us/Ordinances/Ch%2017%20SUBCHAPTER%20III%20Shoreland.pdf
http://www.co.saint-croix.wi.us/Ordinances/Ch%2017%20SUBCHAPTER%20III%20Shoreland.pdf
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few reaching 12-15”.   If dbh is 15” the tree protection area would be 22.5’.  
http://www.treelink.org/docs/critical_root_zone.pdf 

 
Threatened or Endangered Species 

The Milwaukee River Work Group has identified areas where the threatened 
species, Butler’s Garter Snake (snake) and Forked Aster (flower), are present.  
SEWRPC reports indicate others have observed the presence of striped shiner 
(fish – endangered), greater redhorse (fish – threatened).  SEWRPC did not 
observe the fish first hand.  DNR has indicated Butler’s Garter Snake is present in 
the corridor in a 1994 North Ave Dam Feasibility Study.   
<scanned SEWRPC, DNR documents> 

 
 
Fish and Fish Buffers 

The State of the Milwaukee River Basin, WI DNR – August 2001.  This 
document indicates non-native species of fish, like rainbow trout, coho and 
Chinook salmon, migrate from Lake Michigan to the Milwaukee River for 
spawning. 
 
This report also examines the Milwaukee River South Watershed, and table 4 on 
page 12 lists zero miles of streams listed as outstanding or exceptional resource 
waters in the south watershed; it also states 41.5 miles of streams on impaired 
waters list; it lists general threats to stream water quality as runoff and erosion. 
http://dnr.wi.gov/org/gmu/milw/milwaukee_801.pdf 
 

 
 
Case Studies: 
 
Shorewood 

http://www.villageofshorewood.org/vertical/Sites/%7B5230848F-4209-4497-
9E80-89EC90BA64AE%7D/uploads/%7BF19B51f0-843f-4a47-835b-
3637d604bd82%7d.pdf 
 
Plan summary in Appendix.  <Summary-Shorewood.doc> 
 

Chicago – Chicago River 
http://www.cityofchicago.org/city/webportal/portalContentItemAction.do?BV_Se
ssionID=@@@@1086969339.1220992004@@@@&BV_EngineID=cccdadefd
mieiffcefecelldffhdfho.0&contentOID=536904039&contenTypeName=COC_ED
ITORIAL&topChannelName=Dept&blockName=Planning+And+Development%
2FCommunity+Plans%2FI+Want+To&context=dept&channelId=0&programId=
0&entityName=Planning+And+Development&deptMainCategoryOID=-
536886455 
 

http://www.treelink.org/docs/critical_root_zone.pdf
http://dnr.wi.gov/org/gmu/milw/milwaukee_801.pdf
http://www.villageofshorewood.org/vertical/Sites/%7B5230848F-4209-4497-9E80-89EC90BA64AE%7D/uploads/%7BF19B51f0-843f-4a47-835b-3637d604bd82%7d.pdf
http://www.villageofshorewood.org/vertical/Sites/%7B5230848F-4209-4497-9E80-89EC90BA64AE%7D/uploads/%7BF19B51f0-843f-4a47-835b-3637d604bd82%7d.pdf
http://www.villageofshorewood.org/vertical/Sites/%7B5230848F-4209-4497-9E80-89EC90BA64AE%7D/uploads/%7BF19B51f0-843f-4a47-835b-3637d604bd82%7d.pdf
http://www.cityofchicago.org/city/webportal/portalContentItemAction.do?BV_SessionID=@@@@1086969339.1220992004@@@@&BV_EngineID=cccdadefdmieiffcefecelldffhdfho.0&contentOID=536904039&contenTypeName=COC_EDITORIAL&topChannelName=Dept&blockName=Planning+And+Development%2FCommunity+Plans%2FI+Want+To&context=dept&channelId=0&programId=0&entityName=Planning+And+Development&deptMainCategoryOID=-536886455
http://www.cityofchicago.org/city/webportal/portalContentItemAction.do?BV_SessionID=@@@@1086969339.1220992004@@@@&BV_EngineID=cccdadefdmieiffcefecelldffhdfho.0&contentOID=536904039&contenTypeName=COC_EDITORIAL&topChannelName=Dept&blockName=Planning+And+Development%2FCommunity+Plans%2FI+Want+To&context=dept&channelId=0&programId=0&entityName=Planning+And+Development&deptMainCategoryOID=-536886455
http://www.cityofchicago.org/city/webportal/portalContentItemAction.do?BV_SessionID=@@@@1086969339.1220992004@@@@&BV_EngineID=cccdadefdmieiffcefecelldffhdfho.0&contentOID=536904039&contenTypeName=COC_EDITORIAL&topChannelName=Dept&blockName=Planning+And+Development%2FCommunity+Plans%2FI+Want+To&context=dept&channelId=0&programId=0&entityName=Planning+And+Development&deptMainCategoryOID=-536886455
http://www.cityofchicago.org/city/webportal/portalContentItemAction.do?BV_SessionID=@@@@1086969339.1220992004@@@@&BV_EngineID=cccdadefdmieiffcefecelldffhdfho.0&contentOID=536904039&contenTypeName=COC_EDITORIAL&topChannelName=Dept&blockName=Planning+And+Development%2FCommunity+Plans%2FI+Want+To&context=dept&channelId=0&programId=0&entityName=Planning+And+Development&deptMainCategoryOID=-536886455
http://www.cityofchicago.org/city/webportal/portalContentItemAction.do?BV_SessionID=@@@@1086969339.1220992004@@@@&BV_EngineID=cccdadefdmieiffcefecelldffhdfho.0&contentOID=536904039&contenTypeName=COC_EDITORIAL&topChannelName=Dept&blockName=Planning+And+Development%2FCommunity+Plans%2FI+Want+To&context=dept&channelId=0&programId=0&entityName=Planning+And+Development&deptMainCategoryOID=-536886455
http://www.cityofchicago.org/city/webportal/portalContentItemAction.do?BV_SessionID=@@@@1086969339.1220992004@@@@&BV_EngineID=cccdadefdmieiffcefecelldffhdfho.0&contentOID=536904039&contenTypeName=COC_EDITORIAL&topChannelName=Dept&blockName=Planning+And+Development%2FCommunity+Plans%2FI+Want+To&context=dept&channelId=0&programId=0&entityName=Planning+And+Development&deptMainCategoryOID=-536886455
http://www.cityofchicago.org/city/webportal/portalContentItemAction.do?BV_SessionID=@@@@1086969339.1220992004@@@@&BV_EngineID=cccdadefdmieiffcefecelldffhdfho.0&contentOID=536904039&contenTypeName=COC_EDITORIAL&topChannelName=Dept&blockName=Planning+And+Development%2FCommunity+Plans%2FI+Want+To&context=dept&channelId=0&programId=0&entityName=Planning+And+Development&deptMainCategoryOID=-536886455
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NOTE: The Chicago link often fails.  Google: Chicago Planning and select the 
City’s website, choose community plans, choose Chicago River Design 
Guidelines 
 
Plan summary in Appendix.  <Summary-CHI River.doc> 
 

Portland OR – Willamette River 
http://www.portlandonline.com/shared/cfm/image.cfm?id=53351 

 
Background info used by Portland:  
http://www.portlandonline.com/shared/cfm/image.cfm?id=58869 
 
Plan summary in Appendix.  <Summary – Portland Overlay.doc> 
 

St Paul 
 http://www.stpaul.gov/web/citycode/lc068.html#sec68.402 
 
Table comparing plan summaries 
 <TableSummaryGuidelinesDCDver.doc> 
 Table comparing Portland, Chicago, Shorewood, St. Paul in Appendix. 

 
 
 
 
 
 
 

 
 
 
 

 
 

 
 

 

http://www.portlandonline.com/shared/cfm/image.cfm?id=53351
http://www.portlandonline.com/shared/cfm/image.cfm?id=58869
http://www.stpaul.gov/web/citycode/lc068.html#sec68.402
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Useful Illustrations: 
 

 
Illustration from:  http://www.seagrant.wisc.edu/CoastalHazards/Default.aspx?tabid=873 
The illustration above shows that construction setbacks should consider bluff recession 
rates.  NOTE: DCD used a 50-year life-span of a building and applied that to bluff 
recession rates. 

 

 
Illustration from: 
http://images.google.com/imgres?imgurl=http://www.tpub.com/content/coastalhydraulicslaboratoryfact/sect54owners/sect54owners00
15im.jpg&imgrefurl=http://www.tpub.com/content/coastalhydraulicslaboratoryfact/sect54owners/sect54owners0015.htm&usg=__Wb
vcD6RvmzjUdw_FByPzRAVJlrs=&h=1188&w=918&sz=67&hl=en&start=1&tbnid=LqCmdAC7NNy9sM:&tbnh=150&tbnw=116&
prev=/images%3Fq%3Dbluff%2Berosion%2Binstability%26gbv%3D2%26hl%3Den%26sa%3DG 
 
The illustration above shows how water (surface and groundwater) moves through a bluff 
adding to instability. 
 
 
 

http://www.seagrant.wisc.edu/CoastalHazards/Default.aspx?tabid=873
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The illustration above shows how vegetation can positively impact bluff stability. 
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Milwaukee River Greenway Overlay District 
River Slope Sections 
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Letters by the section lines on contour maps above correspond to the 
sections illustrated below. 
 
All sections below depict a 45’ tall building with a 35’ tall tree. 
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Plan Summary of: 

Village of Shorewood Zoning / Setbacks  

Milwaukee River area 

October 2006 

Source:  Internet, 
http://www.villageofshorewood.org/vertical/Sites/%7B5230848F-4209-4497-
9E80-89EC90BA64AE%7D/uploads/%7BF19B51F0-843F-4A47-835B-
3637D604BD82%7D.PDF

Engineering

� Requires engineer certification for any grading or construction that may 
adversely impact slope stability; increase runoff of water on bluff surface; 
create or add to an erosion problem; or adversely affect the structural 
integrity of any adjacent or adjoining structures or lots. 

Setbacks

� Setbacks should be the greater of: 
o 20 feet from the bluffline, or 
o 75 feet from the ordinary high water mark, or 
o Such a distance as to not adversely impact the bluff stability; 

sufficient distance to prevent injury or damage to property; sufficient 
distance to provide for natural runoff of surface water… 

� Conditional use within setback area for: 
o Filling, excavating, grading changes 
o Removal of vegetation 
o Temporary access uses; 
o Construction of any building or structures 

Bluffline Definition 

� Top of the bluff is where the slope riverward is 12% or more for a distance 
of not less than 25 or not more than 50 feet. 

Shoreline Cutting 

� Tree cutting within setback area is prohibited without a conditional use 
permit.  If there is no bluffline, then area 75 feet inward from ordinary high 
water mark. 

o Cutting of dead, dying trees or shrubbery is subject to Village 
approval.

o Natural shrubbery is to be preserved when practical. 
o Removal requires a conditional use application for permit to provide 

tree inventory, species listing, proposed cutting and vegetation 



removal plan, and proposed maintenance, landscaping and 
replanting plan. 

Planned Development District 

� No lots in the district may be divided or subdivided unless the property is 
rezoned Planned Development District. 

� Site plans should maintain or enhance a green, wooded appearance from 
the Milwaukee River with lower building heights nearer to the river and 
taller building heights away from the river and nearer the Oak Leaf Trail. 

� Parking shall be predominantly underground or within a structure.

� At minimum, 20% of buildable area shall be maintained as landscaped 
green space. 

� Permitted use: multi-family dwellings, with at least two floors.  No single 
family or two-family dwellings allowed. 

� Lot width minimum: 40 feet; lot area minimum 4500 square feet 

� Setbacks: 

o Street: minimum 15 feet 
o River or bluffline: per ordinance 
o Oakleaf Trail minimum: 5 feet 
o Property line minimum: 15 feet 

� Different building heights will apply depending on the distance the building 
will be located from the river or bluffline setback. 

o Maximum shall be 60 feet, not to exceed 4 stories in the buildable 
area between the setback line and a line that runs parallel to and 
70 feet from the setback line. 

o Maximum shall be 84 feet, not to exceed 6 stories in the buildable 
area not included in the paragraph immediately above. 

o Minimum of 2 stories. 



Plan Summary of: 

Chicago River Corridor 

Design Guidelines and Standards 

April 2005

Source:  Internet, 
http://egov.cityofchicago.org/city/webportal/portalContentItemAction.do?BV_Sess
ionID=@@@@1486109764.1215457308@@@@&BV_EngineID=ccccadeeihel
ggicefecelldffhdfhk.0&contentOID=536904039&contenTypeName=COC_EDITO
RIAL&topChannelName=Dept&blockName=Planning+And+Development%2FCo
mmunity+Plans%2FI+Want+To&context=dept&channelId=0&programId=0&entity
Name=Planning+And+Development&deptMainCategoryOID=-536886455

(If this link does not work, Google: Chicago Planning, then go to Community Plans, and choose 
Chicago River Plan and Design Guidelines) 

I. Introduction 

� Plan Goals (5) 
o Create a connected greenway along the river, with continuous multi-

use paths along at least one side of the river. 
o Increase public access to the river through the creation of overlooks 

and public parks. 
o Restore and protect landscaping and natural habitats along the river, 

particularly fish habitat. 
o Develop the river as a recreational amenity, attracting tourists and 

enhancing Chicago’s image as a desirable place to live, work and visit. 
o Encourage economic development compatible with the river as an 

environmental and recreational amenity. 

� Design Guidelines and Standards address development options along the 
river, including but not restricted to architectural treatments, building 
construction, parking, fencing, lighting, landscaping, and riverbank 
treatments.  (Specific information relating to riverbank treatments, permit 
requirements, site furnishings, elements, construction materials and 
specifications may be found in appendices.) 

� Chicago zoning processes all new development within 100’ of waterways 
(except single family homes, 2-flats and 3-flats) as planned developments.  
New developments are to provide a 30’ setback from the river. 

� The plan acknowledges federal and state level authorities may have 
additional requirements. 

� The plan defines and maps areas of the Chicago River subject to these 
design guidelines and standards. 
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� Definitions are provided for:  setbacks and riverfront development zones, 
including riverbank zones, urban greenway zones, and development zones. 

II. Setbacks

Setback Minimum
� New development must be set back a minimum of 30 feet from the top of 

the bank of the Chicago River.  The Bubbly Creek requires a setback of 60 
feet.

� Exclusions to setbacks include:  existing structures or homes, new single 
family or 2-, 3-flats, and river dependent uses. 

Allowed or Not Allowed 
� Improvements or structures allowed in setback areas include: 

o Paved or unpaved walkways, 
o Projections from buildings (awnings, balconies, etc), 
o Arbors and trellises, 
o Fences and walls not exceeding 6’ in height, 
o Lights, benches, drinking fountains, and other riverwalk amenities, 
o Wheelchair lifts and ramps, 
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� Improvements or structures not allowed in setback areas include: 
o Buildings or structures of any kind (except as noted), 
o Vehicular use areas (parking lots, drives, etc), 
o Overhead utilities, 
o Private yards, terraces or decks 

� Definition of top of bank – the point at the top of the slope where the slope 
becomes less than 10 percent.  When there is a terrace or “bench” in the 
slope, the top of bank is the point furthest from the water’s edge where the 
slope becomes less than 10 percent. 

 

Bonuses 
� Chicago zoning code provides floor area bonuses for riverside projects in 

downtown zoning districts that provide a river setback space exceeding 
the 30 foot minimum. 

� Chicago zoning code provides floor area bonuses for water features built 
within the public riverwalk setback area. 
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Variances
� Variances for less than 30 feet may be permitted to address constrained 

sites; small, irregularly shaped sites; and to allow flexibility for optimal site 
plans.

o Maximum depth variance: Structures and private yards may 
encroach into the 30 foot setback a maximum of 10 feet, so the 
minimum setback is never less than 20 feet. 

o Maximum length variance:  Encroachments into the setback may 
occur provided the encroachment occurs along a maximum of 1/3 
the length of the site’s river frontage measured in linear feet, so that 
the required setback never occurs along less than 2/3 of the site’s 
river frontage. 

Mitigation for Variances
� Additional open space must be provided elsewhere on the site to mitigate 

for loss of riveredge open space due to encroachment. 

o Encroachments resulting in setback less than 30 feet from top of 
bank, additional land free of structures, which is not defined or 
developed as private yard, should be provided adjacent to the river 
setback and urban greenway zone to compensate for the loss of 
open space. 

o Additional amount of open space for mitigation of variances:
additional land should be provided adjacent / contiguous with the 
setback zone at a rate of 2.5 times the land or open space lost to 
encroachment.

o Proportion of additional open space for mitigation of variances:  
additional open space must have proportions of no more than 2 feet 
of depth per one foot of frontage along the river setback line to 
avoid excessively long or deep and narrow parcels of land that 
could be relatively or completely unusable and have little or no 
public benefit. 

� A picture on page 12 explains the setback variance mitigation. 

III. Riverbank Zone 

Riverbank zone is the area between the river’s edge and the top of bank.
Where there is a vertical bulkhead or engineered vertical structure, there is no 
riverbank zone. 
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Riverbank Buffer
� The riverbank buffer should be managed as a natural area, using native 

riparian vegetation, which is specified by species later. 

� Care should be taken to preserve the natural slope to the extent possible 
by selective thinning and pruning of weedy and dead vegetation. 

� The riverbank buffer should extend from the water’s edge to the edge of 
the riverwalk path or a minimum of the first 20 feet of the urban greenway 
zone, whichever is less.  The multi-use trail or its shoulder shall not be 
located less than 5 feet from the top of bank. 

� Structures and fixtures allowed within the riverbank buffer are limited to 
those required by river dependent uses.  These include trail ramps, steps, 
and fishing platforms. 

� Soil erosion and sediment control plans are required for any construction 
along waterway.  Existing native plantings should be preserved.  Existing 
grading should be preserved to the extent possible. 

� Install a tree protection fence at the top of the bank during construction. 

� If river-dependent use is permitted, the multi-use trail should be 
accommodated if possible.  It is acceptable, if for safety, security and 
circulation reasons, the multi-use trail must be landward on the site of a 
river-dependent use. River-dependent uses must follow landscape 
requirements for portions of the river frontage not in active use. 

� Seawall specifications are provided. 

IV. Urban Greenway Zone 

Urban greenway is the area between the top of the bank and the setback line. 

Multi-use Trail
� This area is intended to be developed as a passive linear park with a 

multi-use trail. 

� Water-oriented recreational use may require facilities in the urban 
greenway zone.  These may include access to launches, lighting, railings, 
bicycle racks, etc.  (Water-oriented recreational use may also require 
access in the riverbank zone.)  However, parking for water-oriented 
recreational facilities should not be in either greenway or riverbank zones. 

Plan Summary – Chicago River Corridor Design Guidelines and Standards           Page 5



� The continuous multi-use trail is to follow design guidelines that separate 
uses (walking, running, bicycling, etc). 

� Minimum trail width is 8 feet, while recommended width is 10 feet. 

� Under-bridge connections should be built where space beneath the bridge 
deck permits.  Responsibility may be City or developer, or shared, as 
determined during planned development review process. 

� Nature trails are a separate use from the multi-use trail. 

� Access points to the multi-use trail and river are important, especially in 
areas where there is no public access along, or adjacent to, the river, and 
where street rights-of-way stop at the river.  Overlooks may be developed, 
particularly where streets end at the river. 

� The greenway zone should be heavily landscaped, with guidelines 
provided.  Public art is encouraged. 

� Where the multi-use trail cannot be built on land within greenway zone, 
and where detours around on land side would be so long or indirect as to 
discourage use of the trail or effectively interrupt it, construction of a 
cantilevered walkway around the building or bridge should be considered. 

� If the multi-use trail cannot be built on land or cantilevered, construction of 
a floating walkway should be considered. 

V. Development Zone 

The development zone is the area adjacent to the river corridor that does not 
fall within the urban greenway / setback zone, or the riverbank zone, and that 
may be developed or redeveloped as permitted by zoning. 

Buildings
� The river elevation of buildings should be treated architecturally as one of 

its principal facades. 

� Materials on the river façade should be of the same quality as material on 
other facades. 

� New structures should be oriented to the river, so the greenway and 
riverbank zones are not perceived as only the area behind the building or 
structure.  Entrances and windows will generate activity on the river side. 
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� Massing of structures must be sensitive to the river and greenway zone, 
so that the river and greenway zone are not overwhelmed by tall and 
dense structures and buildings built to the setback line. 

� Adaptive re-use or renovation of existing buildings should be oriented to 
the river, so the greenway and riverbank zones are not perceived as only 
the area behind the building or structure.  Entrances and windows will 
generate activity on the river side. 

� Parking lots and vehicular use areas should be attractively landscaped, 
following Chicago landscape ordinance. 

� Outdoor storage areas should be screened, with screen height not to 
exceed 8 feet. 

� Light fixtures are recommended for development zone, with fixture height 
less than 20 feet and maximum height of 30 feet.  Light shields should 
minimize shine into adjacent residential or institutional areas. 

Chicago zoning code: 

http://www.amlegal.com/nxt/gateway.dll/Illinois/chicagozoning/chicagozoningordinanceandlanduseo
rdinanc?f=templates$fn=default.htm$3.0$vid=amlegal:chicagozoning_il

Chicago zoning code provides building height limits depending on zoning and use along the 
Chicago River.  River developments are handled as planned developments.  If a building is 
mixed-use, the more restrictive use building height limits are applied.  (So Chicago does not have 
any single guideline or limit for building heights along the Chicago River.) 

Additional Definitions: 

Floor Area Bonus: the right to build a larger building in return for providing a public amenity. 
The Chicago Zoning Ordinance provides floor area bonuses for additional river setback area in 
the downtown zoning districts. 

River Dependent Uses: those uses or activities that can be carried out only on, in, or adjacent 
to a waterway because the use requires access to the waterway and which, therefore, cannot be 
located inland, including: 
• Bulk material operations that ship or receive materials by barge 
• Marinas 
• Recreational and commercial boating facilities 
• Waterfront dock and port facilities 
• Navigation aids, basins, and channels 
• Bridge abutments 
• Recreational parks and open spaces 
• Other uses that require waterborne transportation or the river as a source of water 



Plan Summary of: 

Portland OR Greenway Overlay Zone 

33.440.030

(Willamette River Greenway) 

Source:  Internet, 

http://www.portlandonline.com/shared/cfm/image.cfm?id=53351

I. Introduction 

� Greenway Overlay Zones (5) 
o River Natural – protects, conserves, and enhances land of scenic 

quality or of significant importance as wildlife habitat. 
o River Recreational – encourages river-dependent and river-related 

recreational uses which provide a variety of types of public access 
to and along the river, and which enhance the river’s natural and 
scenic qualities. 

o River General - allows for uses and development which are 
consistent with the base zoning, which allows for public use and 
enjoyment of the waterfront, and which enhances the river's natural 
and scenic qualities. 

o River Industrial – encourages and promotes the development of 
river-dependent and river-related industries. 

o River Water Quality – protects the functional values of water quality 
resources by limiting or mitigating the impact of development in the 
setback.

� Acknowledges state and federal authorities may require approval of 
development.

II. Use Restrictions 

� Greenway zones do not restrict primary uses allowed in the base zones by 
right, with limitations, or as conditional use.  Exceptions are:  River 
Recreational, River Industrial, and River Water Quality zones. 

o River recreational zones are limited to recreational uses that are 
river-dependent or river-related. 

o River Industrial zone allows river-dependent and river-related uses 
on sites that front the river.  Primary uses that are not river-
dependent or river-related may be approved through the greenway 
review.  There are no special use restrictions on sites that do not 
have river frontage. 
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o River Natural and River General zones have no special use 
restrictions.

o River Water Quality zone has use restrictions only within the 
greenway setback.  Primary uses that are river-dependent or river-
related are allowed. Primary uses that are not river-dependent or 
river-related are subject to greenway review.  Existing uses that 
change to non-river-dependent or non-river-related use are subject 
to greenway review. 

III. Setbacks 

� River-dependent or river-related developments in the greenway setback 
may have different requirements, which are noted in this document. 

Setback Minimum
� The greenway setback extends 25 feet back from the top of the bank, 

except in the River Water Quality overlay zone. 

� The River Water Quality overlay zone greenway setback extends 50 feet 
landward from top of the bank for sites with less than 25% slope, or to a 
point 200 feet landward for sites with 25% or greater slope. 

� The greenway setback is 50 feet around the delineated edge of wetlands 
in the River Water Quality overlay zone in addition to the setback from the 
top of the bank. 

Setbacks for Ri er Water Quality Zone v

Slope Landward of Top of Bank Width of Vegetated Cor idor [1]r

< 25% 50 feet

> 25% for 150 feet or 
more

[2] 200 feet

[1] To establish the width of the vegetated corridor, slope is measured in 25-foot increments 
landward of top of bank until slope is less than 25% 
[2] Vegetated corridors in excess of 50 feet apply on steep slopes only in the uphill direction from 
the protected water feature. 
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� Development landward of the greenway setback does not have to be river-
dependent or river-related.  All are subject to greenway review unless 
exempt.

� River-dependent or river-related uses may develop within the greenway 
setback, if approved through greenway review, unless exempt. 

� Development riverward of the greenway setback may be approved 
through greenway review for river-dependent or river-related uses.  If a 
use is not river-dependent or river-related and wants to be riverward of the 
greenway, they must get a review and a Greenway Goal Exception to 
locate in the setback. 

Floor Area Ratio
� Maximum FAR is 2 to 1 for the first 200 feet inland measured from the 

ordinary high water line, with exceptions:  already subject to a more 
restrictive FAR; site located in Central City plan district where plan district 
FAR applies; use is industrial in IH or IG base zone. 

Landscaping
� Establishes landscaping standards for the greenway and riverward.

Landscaping must be provided to conserve or re-establish vegetative 
cover within or riverward of the greenway setback.  Landscaping is not 
required where it would significantly interfere with a river-dependent or 
river-related use or development, or where it would pose a safety hazard 
per Fire Marshal. 

o Minimum of 1 tree for every 20 feet of river frontage. 
o Minimum of 1 shrub for every 2 feet of river frontage (with 

conditions).
o Unpaved surfaces must have living ground cover. 
o Plantings are to be in and riverward of the greenway setback. 
o Plantings must comply with native plant requirement of Willamette 

Greenway Plan. 

� Public recreation trails and public access and viewpoint areas should be 
established.

IV. View Corridors 

� View corridors provide visual access and connections to the river for 
neighborhoods and business districts who might otherwise be visually cut-
off from the river. View corridors are generally extensions of existing public 
rights-of-way through to the river. View corridors are one tool used to 
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V. Greenway Review 

� The purpose of greenway review is to ensure that: 

o Development will not have a detrimental impact on the use and 
functioning of the river and abutting lands; 

o Development will conserve, enhance and maintain the scenic 
qualities and natural habitat of lands along the river; 

o Development will conserve the water surface of the river by limiting 
structures and fills riverward of the greenway setback; 

o Practicable alternative development options are considered, 
including outside the River Water Quality zone setback; and 

o Mitigation and enhancement activities are considered for 
development within the River Water Quality zone. 

The following are subject to greenway review, unless exempted: 

� New development, 

� Exterior alterations to development, including removal of trees and shrubs 
and the application of herbicides, 

� A change of use or development within or riverward of the greenway 
setback, where use is no longer river-dependent or river-related, 

� Changes to land and structures in the water, 

� Dedication or extension of rights-of-way and any new development or 
improvements within rights of way within River Natural zone or riverward 
of the greenway setback; 

� Non river-dependent or river-related primary uses in the River Industrial 
Zone or in the River Water Quality Zone. 

Exemptions from Greenway Review 

� Buildings or structures complying with setbacks in River Industrial zone,

� River-dependent development in the River Water Quality zone, 

� Alterations landward of the greenway setback not in or within 50 feet of 
River natural zone, 

� Interior changes,  

� Excavations and fills involving less than 50 cubic yards, 

� Greenway trail changes that meet standards, 

� Placement of up to 4 single piles, or equivalent, for each 100 feet of 
shoreline for existing river-dependent or river-related use, 
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� Signs, 

� Removal of vegetation identified as nuisance plants on Portland Plant List. 

Supplemental Application Requirements 

� Additional information required for Greenway review applications: 
o Existing conditions site plan showing topography, top of bank and 

setback area, distribution outline of shrubs and groundcovers, with 
list of species, trees, streams, drainage patterns, existing 
improvements, utilities and structures, areas of known 
contamination, stormwater management facilities, 

o Development proposal site plan including grading (with 2 different 
contour intervals depending on slope), proposed improvements, 
areas where existing topography and vegetation will be 
undisturbed,

o Construction management site plan identifying areas of disturbance 
including equipment, location of site access and egress, staging 
and stockpiling areas, erosion control measures, and tree 
preservation plan 

There are different requirements for the River Quality overlay zone. 
The Greenway goal exception process is identified. 
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1895 Milwaukee River North Ave. Dam 
UWM Libraries 
http://collections.lib.uwm.edu/cdm4/item_viewer.php?CISOROOT=%2Fmkenh&CISOP
TR=345&DMSCALE=100&DMWIDTH=600&DMHEIGHT=600&DMMODE=viewer
&DMFULL=0&DMX=20&DMY=0&DMTEXT=%2520river&DMTHUMB=1&REC=3
&DMROTATE=0&x=118&y=120



1907 and 1915 
http://collections.lib.uwm.edu/cdm4/item_viewer.php?CISOROOT=/gfmmke&CISOPT
R=644&CISOBOX=1&REC=13



http://collections.lib.uwm.edu/cdm4/item_viewer.php?CISOROOT=/gfmmke&CISOPT
R=623&CISOBOX=1&REC=3
Between 1907 and 1915 



http://collections.lib.uwm.edu/cdm4/item_viewer.php?CISOROOT=/gfmmke&CISOPT
R=159&CISOBOX=1&REC=8
1907



1917
http://collections.lib.uwm.edu/cdm4/item_viewer.php?CISOROOT=/gfmmke&CISOPT
R=357&CISOBOX=1&REC=11



Between 1907 and 1930 
http://collections.lib.uwm.edu/cdm4/item_viewer.php?CISOROOT=/gfmmke&CISOPT
R=256&CISOBOX=1&REC=3

All pictures and images from University of Milwaukee Libraries Digital Image 
Collection



 

May 4, 2010 
 

To the Honorable Common Council 
  Zoning, Neighborhoods and Development Committee 
City of Milwaukee 
 
Dear Committee Members: 
 
 File Nos. 081568 and 081569 establish an overlay zone and create design guidelines for a Site Plan Review Overlay Zone, 
known as the Milwaukee River Greenway Site Plan Overlay Zone, in the 1st, 3rd and 6th Aldermanic Districts. 
 
 File 081568 establishes an overlay zone that protects the environmental corridor and adds design standards for future 
commercial and multi-family residential development in the Milwaukee River Greenway Corridor. This overlay zone will serve to 
protect the banks, floodplain, primary environmental corridor, natural beauty, greenway and bluffs, as well as promote high quality, 
sustainable development along the upper reaches of the Milwaukee River. The overlay district includes properties adjacent to, and 
extending 50 feet from the Primary Environmental Corridor (PEC), as mapped by the Southeastern Wisconsin Regional Planning 
Commission. These properties will also be affected by tree protection and storm water management regulations, which will be 
considered by the Public Works Committee on May 12, 2010. 
 
 File 081569 creates design standards to promote the use of high quality building materials and sustainable design to 
protect and enhance the Milwaukee River Greenway corridor. These standards prohibit principal buildings to be constructed within 
the PEC and provide additional building setback, building height, landscaping and building material requirements for new 
development.  
 
 All existing principal and accessory structures, as well as new single-family dwellings and duplexes, are exempt from the 
MRGSPROZ design standards. Parcels south of North Avenue on the east bank of the river are exempt because this area serves 
as a transition zone from the downtown Riverwalk to the more naturalized area. The design standards shall apply over and above 
the standards of the underlying zoning districts. The design standards regulate the following areas: building placement and 
exceptions, building height (along commercial corridors and otherwise), building design including glazing and building material 
requirements, signage, landscape screening for principal buildings, and parking. 
 
 The Northeast Side Plan identifies the Milwaukee River Greenway as an opportunity to preserve a unique and irreplaceable 
ecological environment; enhance the existing network of open space; strengthen green infrastructure, i.e., the interconnected 
system of parks, trails, wetlands, woodlands, rivers and environmental corridors; and provide recreation opportunities to City 
residents. The Plan also notes the direct economic benefit of river corridor improvements to property values in the surrounding area, 
as well as the amenity benefit to residents of the City and metro area. 
 
 On May 3, 2010, a public hearing was held and at that time, over twenty people were in support of the file, and 
approximately three people were opposed. Since the proposed establishment of the MRGSPROZ and design standards is 
consistent with the recommendations of the Northeast Side Comprehensive Area Plan, the City Plan Commission at its regular 
meeting on May 3, 2010 recommended approval of the subject files. 
 

Sincerely, 
 
 

Rocky Marcoux 
Executive Secretary 

City Plan Commission of Milwaukee 
 
cc:   Ald. Nik Kovac 

Ald. Ashanti Hamilton 
Ald. Milele Coggs 
 



NOTICES SENT TO FOR FILE 081568: 
 

NAME ADDRESS DATE NOTICE SENT 
Ald. Hamilton  5/12/10   
Ald. Coggs  x   
Ald. Kovac  x   
Rocky Marcoux DCD x   
See Attached List  x   
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1081569  Version:File #:

Number
081569
Version
SUBSTITUTE 1
Reference

Sponsor
ALD. KOVAC
Title
Substitute resolution creating design standards for the Milwaukee River Greenway Site 
Plan Review Overlay Zone, in the 1st, 3rd and 6th Aldermanic Districts.
Analysis
This substitute resolution creates design standards that balance the protection of the 
Primary Environmental Corridor and promotes high-quality, sustainable building 
development along the upper reaches of the Milwaukee River. Standards for development 
along said river corridor will complement the natural beauty and promote environmental 
quality. An objective of these design standards is to ensure that buildings fit within 
the context in which they are built and to promote consistency with the Northeast Side 
Area Comprehensive Plan.
Body
Whereas, The City of Milwaukee (“City”) has placed a great emphasis on the full 
utilization and appreciation of the Milwaukee River; and

Whereas, On May 30, 2007, the City approved an Interim Study (IS) Overlay Zone and study 
plan for the upper reaches of the Milwaukee River; and

Whereas, The Southeastern Wisconsin Regional Planning Commission (“SEWRPC”) has 
designated portions of the Milwaukee River area as a Primary Environmental Corridor 
(“PEC”); and

Whereas, On September 1, 2009, the City approved the Northeast Side Area Comprehensive 
Plan recommending protection and preservation of habitat within the PEC along the 
Milwaukee River; and

Whereas, The City recognizes the Milwaukee River PEC is unique from other PEC’s in 
Milwaukee due to its rich diversity of nature, steep bluffs, proximity to densely 
developed urban areas and its connection to the Riverwalk; and

Whereas, The City also recognizes the Milwaukee River PEC has a rich and storied history 
of providing recreation and nature for generations of residents and visitors, which 
should be preserved for future generations; and

Whereas, The design standards, a copy of which are attached to this Common Council File 
as Exhibit A, will promote high-quality building and sustainable design to enhance the 
Milwaukee River PEC, complement its natural beauty, promote environmental quality and 
promote consistency with the Northeast Side Area Comprehensive Plan; and

Whereas, The City recognizes the natural beauty, ecological importance and recreational 
opportunity of the Milwaukee River PEC; and

Whereas, Section 295-1009.2(b) of the Milwaukee Code of Ordinances requires the 
establishment of design standards for such an Overlay Zone; now, therefore, be it

Resolved, By the Common Council of the City of Milwaukee, that the design standards, as 
described in Exhibit A, are established, which will apply to new principal building 
construction within the Milwaukee River Greenway Site Plan Review Overlay Zone.
Drafter
DCD:AJF:ajf
04/08/10
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Milwaukee River Greenway Site Plan Review Overlay Zone  
Design Standards 
Exhibit A  
File No.  
 
Purpose 
The purpose of the Site Plan Review 
Overlay Zone is to add design and 
building placement standards over 
and above those required by the base 
zoning district. The Milwaukee River 
Greenway Site Plan Review Overlay 
Zone (MRGSPROZ) provides standards 
that balance protecting the primary 
environmental corridor (PEC) and 
creating high quality development 
along the upper reaches of the 
Milwaukee River. Specifically, these 
development standards apply to the 
area designated as the Milwaukee 
River Greenway Site Plan Review Overlay Zone by Common Council File Number 081568, passed 
_______, and depicted as such on the City’s official zoning map.   
  
Applicability 
All existing principal and accessory structures, as well as new single-family dwellings and 
duplexes, shall be exempt from MRGSPROZ Design Standards.  Parcels south of North Avenue on 
the east bank of the river serve as a transition area between downtown and the Milwaukee 
River Greenway, and are exempt due to existing, high-density development.   
 
Properties within the MRGSPROZ are subject to other legislation related to the protection of the 
PEC. See Common Council File Numbers: 
081570: An ordinance relating to tree protection in the Milwaukee River Greenway Site Plan 
Review Overlay Zone.  
081664: An ordinance relating to storm water management regulations applicable to properties 
within the Milwaukee River Greenway Site Plan Review Overlay Zone.  
 
The design standards set forth in this document shall apply over and above the standards of the 
base (underlying) zoning districts.  Wherever the requirements of this document are in conflict 
with the requirements of the base zoning district, the more restrictive requirements shall apply. 
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Goals 
These development standards are intended to: 
 
1. Preserve the Primary Environmental Corridor (PEC) and promote the natural beauty and 

environmental quality of the area. 
 
2. Promote water-quality protection, bluff stability, erosion control, preservation of ecology 

and natural habitat and a tree-root protection zone for the PEC. 
 
3. Enhance the Milwaukee River corridor by encouraging high quality, sustainable design. 
 
4. Promote high quality development that is consistent with the City’s comprehensive plan. 
 
5. Ensure that buildings fit within the context in which they are built. 
 
6. Facilitate transitions from commercial corridors and adjacent neighborhoods to the 

environmental corridor. 
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Definitions 
“Commercial corridors” means for the MRGSPROZ, this includes parcels abutting Capitol Drive, 
North Avenue, or Locust Street. 
  
“Concrete masonry units” means concrete blocks (also known as cement block, foundation 
block, cinder block) are commonly used in foundation construction, typically measuring 
8”x8”x16”, with no decorative finish or color. 
 
“Critical tree root zones” or “critical root zones” according to the Tree Protection component of 
the overlay district (Common Council File Number 081570), defines critical tree root zones as:  
the portion of the root system of a tree that is the minimum necessary to maintain the 
continued health, vitality or stability of the tree, defined by a concentric circle around a tree 
with a radius that is equal to 1.5 feet for every inch in trunk diameter at breast height.  
“Diameter at breast height” means the diameter of a tree measured at 4.5 feet above the 
ground.  For the purposes of zoning, development activities shall not disturb the critical root 
zone. 

 
“Milwaukee River primary environmental corridor” means the area within the boundaries of the 
Milwaukee River Greenway Site Plan Review Overlay Zone which is also designated as primary 
environmental corridor. 

 
“Primary environmental corridor” or “PEC” means areas which contain concentrations of 
significant natural resources and are at least 400 acres, 2 miles long and 200 feet wide, within 
the Milwaukee River greenway site plan review overlay zone as mapped from time to time by 
the Southeastern Wisconsin Regional Planning Commission (SEWRPC). 
 
“River-side” means the side of parcel and building facing the Milwaukee River. 
 
 “Top of bluff” means the point at the top of bluff where the slope becomes less than 12 
percent.  When there is a terrace or ’bench‘ in the slope, the top of bluff is the point furthest 
from the water’s edge where the slope becomes less than 12 percent.  If a parcel does not have 
topography meeting the criteria of top of bluff, underlying zoning will dictate setback; however, 
no principal building shall be constructed in the Milwaukee River PEC.   
 
 
 

 
 
 
 
 
 
 
 
 
 
 



DRAFT 

MRGSPROZ – April 18, 2010  4 

 
 
 
Top of Bluff Illustrations 
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Design Standards: 
1. Principal buildings shall not be constructed within the Milwaukee River Primary 

Environmental Corridor (PEC) boundary, as mapped from time to time by Southeast 
Wisconsin Regional Planning Commission (SEWRPC).  

 
2. Building Placement. Principal buildings require a minimum setback of 50 feet from the top 

of bluff.   
a. Exception: Setback of principal buildings may be 25 feet from the top of bluff 

provided:  
i. the principal building does not exceed a height of 45 feet, and;  

ii. no more than 50% of the river-side façade of the principal building 
encroaches between 25 to 50 feet setback, and; 

iii. 50% or more of the total principal building area is setback at least 50 
feet from the top of bluff, and; 

iv. the principal building has a green roof or low-albedo roof on at least 
90% of roof area between 25 to 50 feet setback area, and;  

v. landscape screening of principal building façade which encroaches the 
50 feet setback, and; 

vi. pervious surface greater than or equal to the square footage of principal 
building between 25 to 50 feet setback area.  Pervious surface must be 
adjacent to the 50’ setback line. 
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Building Placement Exceptions – Conceptual Illustrations 

         

      
 

Figure 1      Figure 2 

 

Figure 1 - Acceptable building placement:  
 

 no more than 50% of river-side façade 
of building encroaches 

 square footage of encroachment is 
offset by equal square footage of 
pervious surface 

 more than 50% of the total building 
area is set back 50’ 

 encroachment has a green roof 

 landscaped planting strip along 
principal building encroachment 

 principal building is not in the PEC 
 
This plan still needs to illustrate additional 
items per the submittal checklist. 

Figure 2 - Acceptable building placement:  
 

 no more than 50% of river-side facade of 
building encroaches 

 square footage of encroachment is offset 
by equal square footage of pervious 
surface 

 more than 50% of the total building area 
is set back 50’ 

 encroachment has a green roof 

 landscaped planting strip along principal 
building encroachment 

 entire building is set back at least 25’ 
from top of bluff at every point on the 
parcel 

 principal building is not in the PEC 
 
This plan still needs to illustrate additional 
items per the submittal checklist. 
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Sample Setback Exception – Conceptual Illustration – Figure 3 
 

 
 
 

Building encroachment:  25 ft x 25 ft x 2 segments =  1250 sf 
Pervious surface:  35 ft x 50 ft = 1750 sf   

 

 

Figure 3 – Acceptable building placement: 
 

 no more than 50% of river-side facade of building encroaches  

 square footage of encroachment is offset by equal square footage of 
pervious surface 

 more than 50% of the total building area is set back 50’ 

 encroachment has a green roof 

 landscaped planting strip along principal building encroachment 

 entire building is set back at least 25’ from top of bluff at every point on 
the parcel 

 principal building is not in the PEC 
 
 
The plan illustrates contours at a one-foot contour interval, and clearly 
shows the top of bluff and PEC lines.  The critical tree root zones are clearly 
marked.  The calculations demonstrate that square footage of encroached 
pervious surface exceeds square footage of building encroachment. 
 
This plan still needs to illustrate additional items per the submittal checklist. 
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3. Building Height. Principal building height on commercial corridors, which includes 
parcels abutting Capitol Drive, North Avenue, or Locust Street, is listed in Table 1.  
Principal building heights for all other areas in the overlay district are listed in Table 2. 

 

Table 1. Commercial Corridors: 
See Figure 4 

Setback from Top of Bluff Maximum Principal Building Height 

25’ – 50’ 45’ subject to additional requirements in Design 
Standard 2.a. 

Over 50’ – 100’ 45’ 

Over 100’ Underlying Zoning 

 
Table 2. Entire Overlay District EXCEPT Commercial Corridors: 
See Figure 5 

Setback from Top of Bluff Maximum Principal Building Height 

25’ – 50’ 45’ subject to additional requirements in Design 
Standard 2.a. 

Over 50’ – 100’ 45’ 

Over 100’ – 150’ 60’ 

Over 150’ Underlying Zoning 

 
Figure 4 - Commercial Corridors: 

 
Figure 5 - Everywhere EXCEPT Commercial Corridors: 
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4. Building Design.  Exterior building materials used on the river-side facade of a principal 
building shall be the same, or of equally high quality, as those used on the street side of the 
building. 

 
a.      Glass curtain building walls shall be permitted, provided that reduced or low-
reflectivity (0-10%) glazing is used to minimize bird/building collisions. 

 
b. Exterior Insulation and Finish Systems (EIFS) or simulated stucco shall not 
exceed 30 % of façade of building and may not be used on any ground level floors of a 
principal building. 

 
c. Concrete masonry units shall not exceed 20% of river-side façade of building. 

 
d. Prohibited materials on the river-side façade of buildings include: 
 

i.   Blank walls.  A blank wall is defined as a ground floor wall, or portions of the 
ground floor wall over 6 feet tall in height, has a horizontal length greater than 
15 feet and does not include a transparent window or door with glazing, or any 
portion of ground floor wall having a surface area of 400 square feet or greater, 
and does not include a transparent window or door with glazing. 

 
ii.   Vinyl and aluminum siding. 

 
 
5. Signs.  The only sign types permitted on the river-side of a building are Type A wall signs, as 

described in s. 295-407-2-b of the Zoning Code.  Roof signs are prohibited. 
 
 
6. Landscape Screening for Principal Buildings Which Encroach the 50 feet Setback.  A 

minimum 8-feet wide landscaped planting strip shall be installed the length of the 
encroached river-side façade of a building.  Landscaped planting strips shall be a minimum 
of 10-feet long.  The landscaped planting strip does not have to be continuous.   

         
a. Shrubs – minimum of 5 total shrubs or native grasses for every 10 linear feet of 

landscaped planting strip.  Shrubs shall be at least 2 feet in height at time of 
planting.  Grasses shall be at least 2-gallon container size at time of planting.  
Ornamental trees may be substituted for shrubs using a ratio of one ornamental 
tree to equal five shrubs.  Landscape screening shall not be bermed. 

 

 
Figure 6  
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7. Parking.  When surface parking is located on the river-side of a parcel, the river-side parking 
area shall contain Type A landscaping, as defined under s. 295-405-1-b-1 of the Zoning Code, 
to provide screening at low-level and high-level zones.   

 
Minimum internal parking lot landscaping requirements are shown in Table 3.  

 

Table 3. Internal Parking Lot Landscaping Requirements 
 

Vehicular Use Area Minimum Internal Required 
Landscaped Area – Percent 
of Total Parking Lot Area 

Location to Plant Required 
Trees 

3,000 sq ft or less 0% No internal landscaping 
required 

Over 3,000 sq ft – 4,500 sq ft 5% Perimeter or islands 

Over 4,500 sq ft – 30,000 sq ft 7.5% Islands 

Over 30,000 sq ft 10% Islands 

 
Each landscaped island in a parking lot shall measure at least 160 square feet, with one 
minimum dimension of 12 feet. (Figure 7)  Each landscaped island shall include at a 
minimum: 
 

one deciduous street-type tree (minimum of 2.5 inch caliper), and  
one shrub (2-feet minimum height at time of planting) OR one native grass (minimum 2-
gallon size container), and  
ten groundcover plants (minimum 2-inch container) or perennials (minimum 4.5-inch 
container).  

 
In parking lots with 10 spaces or more, no parking space shall be located more than 50 feet 
from the center of a tree.  (Figure 8 - 9) Curb cuts or flush curbs shall be used when 
landscaped islands are used to treat storm water. 

 

   
Figure 7 – 12 foot minimum width 
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Parking Lot Illustrations 

 
Figure 8 
 
 
 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 9 
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Milwaukee River Greenway Site Plan Review Overlay Zone  
Design Standards 
Exhibit A  
File No. 
 
Purpose 
The purpose of the Site Plan Review 
Overlay Zone is to add design and 
building placement standards over 
and above those required by the base 
zoning district. The Milwaukee River 
Greenway Site Plan Review Overlay 
Zone (MRGSPROZ) provides standards 
that balance protecting the primary 
environmental corridor (PEC) and 
creating high quality development 
along the upper reaches of the 
Milwaukee River. Specifically, these 
development standards apply to the 
area designated as the Milwaukee 
River Greenway Site Plan Review Overlay Zone by Common Council File Number 081568, passed 
_______, and depicted as such on the City’s official zoning map.   
  
Applicability 
All existing principal and accessory structures, as well as new single-family dwellings and 
duplexes, shall be exempt from MRGSPROZ Design Standards.  Parcels south of North Avenue on 
the east bank of the river are exempt due to existing, high-density development, which serves as 
a transition area.  Parcels at or south of the former North Avenue dam on the west bank of the 
river are exempt due to existing, high density development and because it is also a transition 
area from the RiverWalk overlay zone.  
 
Properties within the MRGSPROZ  are subject to other legislation related to the protection of 
the PEC. See Common Council File Numbers: 
081570: An ordinance relating to tree protection in the Milwaukee River Greenway Site Plan 
Review Overlay Zone.  
081664: An ordinance relating to storm water management regulations applicable to properties 
within the Milwaukee River Greenway Site Plan Review Overlay Zone.  
 
The design standards set forth in this document shall apply over and above the standards of the 
base (underlying) zoning districts.  Wherever the requirements of this document are in conflict 
with the requirements of the base zoning district, the more restrictive requirements shall apply. 
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Goals 
These development standards are intended to: 
 
1. Preserve the Milwaukee River Primary Environmental Corridor (PEC) and promote the 

natural beauty and environmental quality of the area. 
 
2. Enhance the Milwaukee River corridor by encouraging high quality, sustainable design. 
 
3. Promote water-quality protection, bluff stability, erosion control, preservation of ecological 

habitat and a tree-root protection zone for the PEC. 
 
4. Ensure that buildings fit within the context in which they are built. 
 
5. Promote high quality development that is consistent with the City’s comprehensive plan. 
 
6. Facilitate transitions from commercial corridors and adjacent neighborhoods to the 

environmental corridor. 
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Definitions 
“Commercial corridors” means parcels abutting Capitol Drive, North Avenue, or Locust Street. 
  
“Concrete masonry units” means concrete blocks (also known as cement block, foundation 
block, cinder block) are commonly used in foundation construction, typically measuring 
8”x8”x16”, with no decorative finish or color. 
 
“Critical tree root zones” or “critical root zones” according to the Tree Protection component of 
the overlay district (Common Council File Number 081570), defines critical tree root zones as:  
the portion of the root system of a tree that is the minimum necessary to maintain the 
continued health, vitality or stability of the tree, defined by a concentric circle around a tree 
with a radius that is equal to 1.5 feet for every inch in trunk diameter at breast height.  
“Diameter at breast height” means the diameter of a tree measure at 4.5 feet above the ground.  
For the purposes of zoning, development activities shall not disturb the critical root zone. 

 
“Milwaukee River primary environmental corridor” means the area within the boundaries of the 
Milwaukee River Greenway Site Plan Review Overlay Zone which is also designated as primary 
environmental corridor. 
 
“Pervious” means material which is permeable, allowing precipitation to infiltrate into the 
ground.  Pervious materials include vegetation, rocks, pebbles, wood chips and similar 
landscaping materials, pervious interlocking concrete paving blocks, concrete grid pavers, and 
perforated brick. 
  
“Primary environmental corridor” or “PEC” means areas which contain concentrations of 
significant natural resources and are at least 400 acres, 2 miles long and 200 feet wide, within 
the Milwaukee River greenway site plan review overlay zone as mapped from time to time by 
the Southeastern Wisconsin Regional Planning Commission (SEWRPC). 
 
“River-side” means the side of parcel and building facing the Milwaukee River. 
 
 “Top of bluff” means the point at the top of bluff where the slope becomes less than 12 
percent.  When there is a terrace or ’bench‘ in the slope, the top of bluff is the point furthest 
from the water’s edge where the slope becomes less than 12 percent.  If a parcel does not have 
topography meeting the criteria of top of bluff, underlying zoning will dictate setback; however, 
no principal building shall be constructed in the Milwaukee River PEC.   
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Design Standards: 
1. Principal buildings shall not be constructed within the Milwaukee River Primary 

Environmental Corridor (PEC) boundary, as mapped from time to time by Southeast 
Wisconsin Regional Planning Commission (SEWRPC).  

 
2. Building Placement. Principal buildings require a minimum setback of 50 feet from the top 

of bluff.   
a. Exception: Setback of principal buildings may be 25 feet from the top of bluff 

provided:  
i. the principal building does not exceed a height of 45 feet, and;  

ii. no more than 50% of the river-side façade of the principal building 
encroaches between 25 to 50 feet setback, and; 

iii. 50% or more of the total principal building area is setback at least 50 
feet from the top of bluff, and; 

iv. the principal building has a green roof or low-albedo roof on at least 
90% of roof area between 25 to 50 feet setback area, and;  

v. landscape screening of principal building façade which encroaches the 
50 feet setback, and; 

vi. pervious surface greater than or equal to the square footage of principal 
building between 25 to 50 feet setback area.  Pervious surface must be 
adjacent to the 50’ setback line. 
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Building Placement Exceptions – Conceptual Illustrations 

         

      
 

Figure 1      Figure 2 

 

Figure 1 - Acceptable building placement:  
 

 no more than 50% of river-side façade 
of building encroaches 

 square footage of encroachment is 
offset by equal square footage of 
pervious surface 

 more than 50% of the total building 
area is set back 50’ 

 encroachment has a green roof 
 landscaped planting strip along 

principal building encroachment 

 principal building is not in the PEC 
 
This plan still needs to illustrate additional 
items per the submittal checklist. 

Figure 2 - Acceptable building placement:  
 

 no more than 50% of river-side facade of 
building encroaches 

 square footage of encroachment is offset 
by equal square footage of pervious 
surface 

 more than 50% of the total building area 
is set back 50’ 

 encroachment has a green roof 
 landscaped planting strip along principal 

building encroachment 

 entire building is set back at least 25’ 
from top of bluff at every point on the 
parcel 

 principal building is not in the PEC 
 
This plan still needs to illustrate additional 
items per the submittal checklist. 
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Sample Setback Exception – Conceptual Illustration – Figure 3 
 

 
 
 

Building encroachment:  25 ft x 25 ft x 2 segments =  1250 sf 
Pervious surface:  35 ft x 50 ft = 1750 sf   

 

 

Figure 3 – Acceptable building placement: 
 

 no more than 50% of river-side facade of building encroaches  
 square footage of encroachment is offset by equal square footage of 

pervious surface 

 more than 50% of the total building area is set back 50’ 
 encroachment has a green roof 
 landscaped planting strip along principal building encroachment 

 entire building is set back at least 25’ from top of bluff at every point on 
the parcel 

 principal building is not in the PEC 
 
 
The plan illustrates contours at a one-foot contour interval, and clearly 
shows the top of bluff and PEC lines.  The critical tree root zones are clearly 
marked.  The calculations demonstrate that square footage of encroached 
pervious surface exceeds square footage of building encroachment. 
 
This plan still needs to illustrate additional items per the submittal checklist. 
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3. Building Height. Principal building height on commercial corridors, which includes 
parcels abutting Capitol Drive, North Avenue, or Locust Street, is listed in Table 1.  
Principal building heights for all other areas in the overlay district are listed in Table 2. 

 

Table 1. Commercial Corridors: 
See Figure 4 
Setback from Top of Bluff Maximum Principal Building Height 
25’ – 50’ 45’ subject to additional requirements in Design 

Standard 2.a. 
Over 50’ – 100’ 45’ 
Over 100’ Underlying Zoning 

 
Table 2. Entire Overlay District EXCEPT Commercial Corridors: 
See Figure 5 
Setback from Top of Bluff Maximum Principal Building Height 
25’ – 50’ 45’ subject to additional requirements in Design 

Standard 2.a. 
Over 50’ – 100’ 45’ 
Over 100’ – 150’ 60’ 
Over 150’ Underlying Zoning 

 
Figure 4 - Commercial Corridors: 

 
Figure 5 - Everywhere EXCEPT Commercial Corridors: 
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4. Building Design.  Exterior building materials used on the river-side facade of a principal 
building shall be the same, or of equally high quality, as those used on the street side of the 
building. 

 
a.      Glass curtain building walls shall be permitted, provided that reduced or low-
reflectivity (0-10%) glazing is used to minimize bird/building collisions. 

 
b. Exterior Insulation and Finish Systems (EIFS) or simulated stucco shall not 
exceed 30 % of façade of building and may not be used on any ground level floors of a 
principal building. 

 
c. Concrete masonry units shall not exceed 20% of river-side façade of building. 

 
d. Prohibited materials on the river-side façade of buildings include: 
 

i.   Blank walls.  A blank wall is defined as a ground floor wall, or portions of the 
ground floor wall over 6 feet tall in height, has a horizontal length greater than 
15 feet and does not include a transparent window or door with glazing, or any 
portion of ground floor wall having a surface area of 400 square feet or greater, 
and does not include a transparent window or door with glazing. 

 
ii.   Vinyl and aluminum siding. 

 
 
5. Signs.  The only sign types permitted on the river-side of a building are Type A wall signs, as 

described in s. 295-407-2-b of the Zoning Code.  Roof signs are prohibited. 
 
 
6. Landscape Screening for Principal Buildings Which Encroach the 50 feet Setback.  A 

minimum 8-feet wide landscaped planting strip shall be installed the length of the 
encroached river-side façade of a building.  Landscaped planting strips shall be a minimum 
of 10-feet long.  The landscaped planting strip does not have to be continuous.   

         
a. Shrubs – minimum of 5 total shrubs or ornamental or native grasses for every 10 

linear feet of landscaped planting strip.  Shrubs shall be at least 2 feet in height 
at time of planting.  Grasses shall be at least 2-gallon container size at time of 
planting.  Ornamental trees may be substituted for shrubs using a ratio of one 
ornamental tree to equal five shrubs.  Landscape screening shall not be bermed. 

 

 
Figure 6  
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7. Parking.  When surface parking is located on the river-side of a parcel, the river-side parking 
area shall contain Type A landscaping, as defined under s. 295-405-1-b-1 of the Zoning Code, 
to provide screening at low-level and high-level zones.   

 
Minimum internal parking lot landscaping requirements are shown in Table 3.  

 

Table 3. Internal Parking Lot Landscaping Requirements 
 
Vehicular Use Area Minimum Internal Required 

Landscaped Area – Percent 
of Total Parking Lot Area 

Location to Plant Required 
Trees 

3,000 sq ft or less 0% No internal landscaping 
required 

Over 3,000 sq ft – 4,500 sq ft 5% Perimeter or islands 
Over 4,500 sq ft – 30,000 sq ft 7.5% Islands 
Over 30,000 sq ft 10% Islands 
 

Each landscaped island in a parking lot shall measure at least 160 square feet, with a 
minimum dimension of 8 feet. (Figure 7)  Each landscaped island shall include at a minimum: 
 

one deciduous street-type tree (minimum of 2.5 inch caliper), and  
one shrub (2-feet minimum height at time of planting) OR one native or ornamental 
grass (minimum 2-gallon size container), and  
ten groundcover plants (minimum 2-inch container) or perennials (minimum 4.5-inch 
container).  

 
In parking lots with 10 spaces or more, no parking space shall be located more than 50 feet 
from the center of a tree.  (Figure 8) Curb cuts or flush curbs shall be used when landscaped 
islands are used to treat storm water. 

 
 

   
Figure 7      Figure 8 
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DCD Data Related to Milwaukee River Interim Study Overlay District 
 
Interim Study Links to Study Plan and Map: 

http://www.mkedcd.org/planning/zoning/IS/MilwaukeeRiver/index.html 
 
 

• USDA Natural Resources Conservation Service (NRCS) Web Soil Survey 
identifies the river corridor as an Unmapped Area (UA).  If a specific soil type 
was identified, the angle of repose, erosion rates, and other information could 
be identified.  

Background Data: 
 
Soils 
Soil type identifies characteristics like erosion and angle of repose, which is the natural 
stable slope of any given soil type.  Soil type impacts bluff stability. 
 

http://websoilsurvey.nrcs.usda.gov/app/HomePage.htm 
 
• An Aug. 8, 2008 email from Robert Monnat, Mandel Group, states:  Our 

geotechnical engineer, Terracon, reviewed the soils and suggested that we 
consider using a 1 or 1.5 “angle of repose” for excavation.  This means that 
for every foot we excavate for a basement level, they suggest that we offset 
from the bluffline by 1 to 1.5 feet.  Our maximum excavation is in the range 
of 12 feet, suggesting a setback based on soil/bluff stability of 12-18 feet. 

 
Bluff Stability & Recession Rates  
Bluff stability is affected by a number of factors, including soil type, water, slope, 
vegetative cover, weather and humans.  Bluff recession rates are the rate at which bluffs 
recede away from the water’s edge.  Bluff recession rates are difficult to determine and it 
is done through a time-intensive process.  Other bluff recession rates were sought to 
establish an approximate bluff recession rate for the Milwaukee River corridor. 
 

• USGS - Bluff Erosion in North Fish Creek WI (bluff erosion rates): North 
Fish Creek bluffs eroded at a rate of approximately 2 feet per year.  
http://pubs.usgs.gov/sir/2004/5272/#N1035D 

 
• Illinois Department of Natural Resources:  IL bluffs eroding approximately 

0.7 – 1.0 feet per year from 1872-1987.  A 1994 study indicated a range of 
erosion from 0.3-2.5 feet per year.   
http://dnr.state.il.us/owr/cmp/pdfs/4%20-%20Erosion%20-
%202009_01_1.pdf 
 

• SEWRPC – Identifies causes of bluff failure: groundwater seepage, vegetative 
cover, precipitation, etc. http://www.sewrpc.org/publications/mr/mr-
156_lake_park_bluff_stability.pdf 

 

http://www.mkedcd.org/planning/zoning/IS/MilwaukeeRiver/index.html
http://websoilsurvey.nrcs.usda.gov/app/HomePage.htm
http://pubs.usgs.gov/sir/2004/5272/#N1035D
http://dnr.state.il.us/owr/cmp/pdfs/4%20-%20Erosion%20-%202009_01_1.pdf
http://dnr.state.il.us/owr/cmp/pdfs/4%20-%20Erosion%20-%202009_01_1.pdf
http://www.sewrpc.org/publications/mr/mr-156_lake_park_bluff_stability.pdf
http://www.sewrpc.org/publications/mr/mr-156_lake_park_bluff_stability.pdf
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• This article questions whether bank erosion causes sedimentation and if 
sedimentation is truly a bad thing for the environment. 
http://www.glc.org/basin/pubs/keeping/pdf/keepingv1n2.pdf 

 
 

Related SEWRPC Documents  
• Primary Environmental Corridors (PEC) Overview:  

http://www.co.washington.wi.us/uploads/docs/PLN_SEWRPC_Environmenta
lCorridorsPresentation.pdf 

 
Official PEC Definitions: 
http://www.sewrpc.org/regionallandinfo/metadata/delineation_environmental_cor
ridors.pdf 
 
SEWRPC defining environmental corridors: 
Polygons are established around areas like rivers over 50 feet wide, shoreland is 75 feet on both sides of river, 
steep slopes or very steep slopes (12-19% or 20%+), wetlands, and floodlands each get polygons; the polygons 
are rated, then connected (using criteria) to form corridors.  Based upon the resulting size of corridors, they are 
designated primary or secondary.  Primary corridors contain concentrations of significant natural resources and 
are at least 400 acres and 2 miles long, and 200 feet wide.  Secondary corridors have smaller concentrations of 
significant natural resources and are at least 100 acres and 1 mile long.  The resulting polygons through the 
Milwaukee River area may then be 75 feet beyond the river and may or may not include steep slope, wetland or 
floodland polygons.  SEWRPC does not use the “top of bluff” concept to delineate polygons or corridors.    
(Technical Report, “Refining the Delineation of Environmental Corridors in SE WI”, 1981, by Rubin & 
Emmerich.)   SEWRPC uses tree drip lines to determine the edge of the PEC. 

 
• SEWRPC Comprehensive Planning Fact Sheet  
This document recommends preservation of PEC to maintain both the ecological 
balance and natural beauty of the region. 
http://www.sewrpc.org/smartgrowth/pdfs/sewrpc_comprehensive_planning_fact_
sheet_environmental_corridors.pdf 
 
• SEWRPC Regional Land Use Plan for SE WI 2035 
The land use plan calls for the preservation of environmental corridors.  Benefits 
of PEC include “recharge and discharge of groundwater, maintenance of surface 
and groundwater quality, attenuation of flood flows and stages, maintenance of 
base flows of streams and water courses, reduction of soil erosion, abatement of 
air and noise pollution, provision of wildlife habitat, protection of plant and 
animal diversity, protection of rare and endangered species, maintenance of scenic 
beauty and provision of opportunities for recreational, educational, and scientific 
pursuits.”   
 
The plan also identifies land uses that are compatible for development (Table 27 
Chapter 4) within the PEC provided development does not jeopardize the integrity 
of the PEC. 
 
The plan recommends local comprehensive plans to preserve PEC.  (NOTE:  The 
Land Use Plan does not state any buffering requirement for the PEC.) 
 

http://www.glc.org/basin/pubs/keeping/pdf/keepingv1n2.pdf
http://www.co.washington.wi.us/uploads/docs/PLN_SEWRPC_EnvironmentalCorridorsPresentation.pdf
http://www.co.washington.wi.us/uploads/docs/PLN_SEWRPC_EnvironmentalCorridorsPresentation.pdf
http://www.sewrpc.org/regionallandinfo/metadata/delineation_environmental_corridors.pdf
http://www.sewrpc.org/regionallandinfo/metadata/delineation_environmental_corridors.pdf
http://www.sewrpc.org/smartgrowth/pdfs/sewrpc_comprehensive_planning_fact_sheet_environmental_corridors.pdf
http://www.sewrpc.org/smartgrowth/pdfs/sewrpc_comprehensive_planning_fact_sheet_environmental_corridors.pdf
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The plan takes care to state it does not encourage development specified in Table 
27 within environmentally significant areas. Rather, the limited development 
specified in Table 27 is an accommodation that seeks to balance landowner 
interests in development with natural resource base preservation objectives. 
http://www.sewrpc.org/publications/pr/pr-
048_regional_land_use_plan_for_se_wi_2035.pdf 
<Table27.pdf> 
 

 
City of Milwaukee – Comprehensive Plan – Northeast Area Plan 

The Northeast Area Plan is one of fourteen plans created by the City of 
Milwaukee Department of City Development to comply with the State of 
Wisconsin’s Smart Growth Law.  The Northeast Area Plan deems the Milwaukee 
River area as a catalytic project and recommends that design guidelines are 
established to help protect the PEC. 
http://www.mkedcd.org/planning/plans/Northeast/plan/NESplan.pdf 

 
 
NR 115 – Wisconsin’s Shoreland Management Program 
 

• NR 115 recommends a 75 foot buffer from the ordinary high-water mark 
(OHWM) to the nearest part of building or structure.  NR 115 does not 
contain any guidance about setbacks along bluffs.  Milwaukee County is 
completely incorporated, so Chapter NR 115, Wis. Admin. Code, does not 
apply. 
http://www.legis.state.wi.us/rsb/code/nr/nr115.pdf 

 
Slopes 

Slope measurements were calculated for 10 areas along the corridor and the 
average bluff slope was 63%, which is very steep.  The greatest slope measured 
was 80%.  The average bluff height was 25’. 
 
Slope = rise / run 
Stable slope is 1:1 or 1:1.5 (66%) according to the geotechnical engineer 
An 80% slope going up 25’ has a 31.3’ run. 
A 66% slope going up 25’ has a 37.9’ run. 
The difference between the two slopes is the unstable area.  This area should not 
have construction to minimize the risk of bluff instability. 

 

http://www.sewrpc.org/publications/pr/pr-048_regional_land_use_plan_for_se_wi_2035.pdf
http://www.sewrpc.org/publications/pr/pr-048_regional_land_use_plan_for_se_wi_2035.pdf
http://www.mkedcd.org/planning/plans/Northeast/plan/NESplan.pdf
http://www.legis.state.wi.us/rsb/code/nr/nr115.pdf
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DCD then considered a building with a 50-year life span and a 0.25 foot erosion 
rate.  This results in a 19.1 foot setback if bluff stability is the only concern.  
(NOTE: Engineering techniques make it possible to build on bluffs.) 
 
• This document provides a list of all WI counties and their policies towards 

bluffs. It contains sample ordinances. 
http://dnr.wi.gov/org/water/wm/dsfm/shore/documents/Wt54200/Chapter15.p
df 

 
• Steep Slope Ordinance, Highland Park IL:  40 foot setback from steep slopes 
www.cityhpil.com/pdf/ordinances/article19.pdf 
 
• City of Seattle Steep Slope:  15 foot setback from steep slopes 

 
 Draft slope illustrations <MRGOD Sections0808.pdf > 
 
 
 
 
 
Buffers 
It is important to note the difference between setbacks which use top of slope, ordinary 
high-water mark (OHWM), and a setback from PEC.  No scientific research indicated 
setbacks from environmental corridors; instead they indicated setbacks typically from 
OHWM.  WI DNR defines OHWM as where the regular action of water against the bank 
leaves a distinct mark.  It is not typically mapped or surveyed.  
http://dnr.wi.gov/org/water/wm/dsfm/shore/ohwm.htm 
 

25’ bluff 66% 
slope = 
stable 

37.9’ 31.3’ 

80% 

37.9’ – 31.3’ = 6.6’ 

Setback:  6.6’ + (0.25 annual erosion x 50 years) = 19.1’ 

Unstable slope area 

http://dnr.wi.gov/org/water/wm/dsfm/shore/documents/Wt54200/Chapter15.pdf
http://dnr.wi.gov/org/water/wm/dsfm/shore/documents/Wt54200/Chapter15.pdf
http://www.cityhpil.com/pdf/ordinances/article19.pdf
http://dnr.wi.gov/org/water/wm/dsfm/shore/ohwm.htm
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• Effectiveness of Shoreland Zoning Standards to Meet Statutory Objectives:  A 
Literature Review with Policy Implications:  WI DNR, 1997.  This document 
discusses the impact of sediment on habitat and spawning, along with stream 
temperatures, vegetation and more.  It discusses a 35-foot buffer, noting that it 
will help water quality and habitat, which are interdependent.  It contains a 
literature review with 35 to 100-200 feet wide buffers.  It discusses natural 
beauty. 

http://www.dnr.state.wi.us/org/water/wm/dsfm/shore/documents/WT50597.pdf 
 
• Design Recommendations for Riparian Corridors and Vegetated Buffer Strips:  

US Army Engineer R&D Center, April 2000.  This document provides tables 
of buffers for a variety of topics:  buffers for water quality (5-30m); buffers 
for fish (30m); etc.  It discusses the three zone buffer system. 

http://el.erdc.usace.army.mil/elpubs/pdf/sr24.pdf 
 
• The Architecture of Urban Stream Buffers:  From Watershed Protection 

Techniques.  This article lists the benefits of buffers.  It cites a 1993 study 
(Heraty) of urban stream buffers, which range from 20 to 200 feet on each 
side of the stream, according to a survey of 36 buffer programs.  They cite 
buffers at least 100 feet from streamside edge, and a three zone buffer system.  
This article cites buffer that change under certain conditions, steep slopes for 
example.  It also discusses a system of density bonuses based on loss of site 
due to buffers. 

http://www.cwp.org/Resource_Library/Center_Docs/PWP/ELC_PWP39.pdf 
 
• Riparian Buffer Zones: Functions and Recommended Widths:  Yale School of 

Forestry, April 2005.  This article discusses buffers for erosion control, water 
quality (5-30m), aquatic habitat and terrestrial habitat.  It examines factors 
affecting slopes.  It looks at variable width, fixed width and three zone 
buffers, along with a literature review of buffer widths. 

http://www.eightmileriver.org/resources/digital_library/appendicies/09c3_Riparia
n%20Buffer%20Science_YALE.pdf 

 
• This document lists WI counties’ shoreland protections and provides sample 

ordinances.  
http://www.dnr.state.wi.us/org/water/wm/dsfm/shore/documents/Wt54200/Chapter4.p
df 

 
• Riparian Setbacks: Technical Information for Decision Makers, Chagrin River 

Watershed Partners, 2006:  This document discusses the benefits of buffers, 
buffers for erosion control, water quality, ecosystem protection, etc.  It 
outlines the cost effects of buffers on local governments, property owners, and 
property values.  It contains model ordinances. 
http://www.crwp.org/pdf_files/riparian_setback_paper_jan_2006.pdf 

 
• Riparian Buffers Fact Sheet from Delaware Riverkeepers 

http://www.dnr.state.wi.us/org/water/wm/dsfm/shore/documents/WT50597.pdf
http://el.erdc.usace.army.mil/elpubs/pdf/sr24.pdf
http://www.cwp.org/Resource_Library/Center_Docs/PWP/ELC_PWP39.pdf
http://www.eightmileriver.org/resources/digital_library/appendicies/09c3_Riparian%20Buffer%20Science_YALE.pdf
http://www.eightmileriver.org/resources/digital_library/appendicies/09c3_Riparian%20Buffer%20Science_YALE.pdf
http://www.dnr.state.wi.us/org/water/wm/dsfm/shore/documents/Wt54200/Chapter4.pdf
http://www.dnr.state.wi.us/org/water/wm/dsfm/shore/documents/Wt54200/Chapter4.pdf
http://www.crwp.org/pdf_files/riparian_setback_paper_jan_2006.pdf
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This document identifies benefits of buffers as documented in scientific 
articles.  It also cites documents regarding buffer widths to protect a variety of 
plant and animal species, as well as minimizing runoff pollutants.  It provides 
plant selection criteria for establishing buffer vegetation. 
http://www.caciwc.org/library/Riparian%20buffer%20Fact%20Sheet%20CFE
%202-2-05.pdf 
 

• The Wisconsin Buffer Initiative:  A Report to the Natural Resources Board of 
the WI Department of Natural Resources by University of Wisconsin-
Madison College of Agricultural and Life Sciences.  December 2005 
This document cites peer reviewed scientific articles relating to the design and 
location of riparian buffers, particularly with an adaptive management 
approach. 

• Great Lakes Restoration Initiative Plan – July 2009 

http://www.nelson.wisc.edu/people/nowak/wbi/reports/nrbFinalReport.pdf 
 

http://www.epa.gov/glnpo/glri/glmyrapo.pdf 
This document begins to outline the importance of waterway restoration as it 
relates to the Great Lakes, particularly area deemed Areas of Concern (AOC) 
by the EPA.  NOTE: The Great Lakes documents have been updated since this 
document and an array of documents are available at:  
http://www.epa.gov/glnpo/glri/ 

 
• Eighty map measurements were taken along the east and west banks of the 

Milwaukee River corridor to measure the distance from approximately the 
OHWM to the MRWG-proposed setback line 50 feet beyond the PEC.  The 
80 measurements averaged to 308.75 feet.  This is a setback number that can 
be compared to the setback of other cities. 

 
 
Encroachment into the Setback  

 

http://www.caciwc.org/library/Riparian%20buffer%20Fact%20Sheet%20CFE%202-2-05.pdf
http://www.caciwc.org/library/Riparian%20buffer%20Fact%20Sheet%20CFE%202-2-05.pdf
http://www.nelson.wisc.edu/people/nowak/wbi/reports/nrbFinalReport.pdf
http://www.epa.gov/glnpo/glri/glmyrapo.pdf
http://www.epa.gov/glnpo/glri/
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• Portland, Oregon allows encroachment into the setback, provided the same 

amount of square footage is returned to the natural area and a minimum 
setback distance is maintained. 

 
• Wisconsin shoreland setbacks for many counties are documented here, 

including ideas for setback averaging.  Wisconsin Department of Natural 
Resources. 
http://www.dnr.wi.gov/org/water/wm/dsfm/shore/documents/Wt54200/Chapte
r4.pdf 

 
 
Parking Lot Landscape Standards 
 

• Guide to the City of Chicago Landscape Ordinance 
This document provides a stepped approach to parking lot landscaping, where 
larger parking lots require greater interior landscaped areas and smaller parking 
lots require lesser interior landscaped areas.  Chicago requires extensive 
landscaping for all parking lots.  These guidelines directly influenced parking lot 
landscaping for the Milwaukee River Greenway Site Plan Review Overlay Zone. 

 

 
http://www.cityofchicago.org/content/dam/city/depts/streets/supp_info/Landscape
Manual.pdf 

 
• City of Milwaukee – Forestry 

The City Forester, David Sivyer, recommends that parking lot trees have a 
minimum of 700 cubic feet of root area available to increase tree health and 
survival rate.  The minimum width of a parking lot island was determined by 
using the area of approximately one parking stall, 9’ wide x 20’ long x 3’ deep, or 
540 cubic feet, which is insufficient to ensure high quality tree success.  By 
increasing one side to 12’, the result is 12’ wide x 20’ long x 3’ deep results in 
720 cubic feet available for a tree, which offers better rooting conditions for the 
tree. 
 

http://www.dnr.wi.gov/org/water/wm/dsfm/shore/documents/Wt54200/Chapter4.pdf
http://www.dnr.wi.gov/org/water/wm/dsfm/shore/documents/Wt54200/Chapter4.pdf
http://www.cityofchicago.org/content/dam/city/depts/streets/supp_info/LandscapeManual.pdf
http://www.cityofchicago.org/content/dam/city/depts/streets/supp_info/LandscapeManual.pdf
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Native trees are encouraged, but not required at this time, as parking lot trees, to 
allow for more options and to consider site-specific characteristics when choosing 
tree species. 

 
• Urban Tree Conservation: a White Paper on Local Ordinance Approaches 

Tree conservation ordinances often include parking lot issues, such as canopy 
requirements or percentage of parking lot devoted to landscaping.  Oroville CA 
uses the tree canopy requirement of 50% coverage within 10 years of installation.  
Lewisville TX has a range of percentages from 5 to 10 percent for landscaping of 
parking lots over 25,000 square feet. 
http://www.aces.edu/ucf/documents/TreeConservationWhitePaper.pdf 
 

 

• New York City Audubon – Bird-Safe Building Guidelines May 2007  

Bird-Friendly Design 
 

A 55-page guide to bird safe building practices.  Bird-building collisions tend to 
occur near glass, so guidelines for glass include: the use of reduced reflectivity 
glass, techniques which modify the appearance of glass by mixing textures, colors 
or opacity.  This influenced the building materials for the City of Milwaukee 
MRGSPROZ 
http://www.nycaudubon.org/home/BirdSafeBuildingGuidelines.pdf 

 
 
Natural Beauty 
Natural beauty is a term frequently used in state and regional planning documents. 
 

• Wisconsin has a Council on Natural Beauty http://www.legis.state.wi.us/acts89-
93/69Act138.pdf 

• Counties in WI may have Natural Beauty Councils; e.g. Fond du Lac 
http://www.fdlco.wi.gov/Index.aspx?page=929 

• Precedent cases exist regarding natural beauty – WI Division of Hearings and 
Appeals Gehling & Schwab in Oconto County WI 

• St Croix River ordinance cites natural beauty  http://www.co.saint-
croix.wi.us/Ordinances/Ch%2017%20SUBCHAPTER%20III%20Shoreland.pdf 

 
 
Easements 

Easements are in place relating to the 1994 removal of the North Avenue dam.  
The easements go approximately to the middle of the bluff on these properties, 
which are located both north and south of North Avenue. 

 
 
Tree Root Protection 

One common way of estimating tree root protection is allowing for 1’-1.5’ per 1” 
of diameter at breast height (dbh).  Based on observation in the Milwaukee River 
corridor, the majority of tree diameter at chest height appears to be 6-8” with a 

http://www.aces.edu/ucf/documents/TreeConservationWhitePaper.pdf
http://www.nycaudubon.org/home/BirdSafeBuildingGuidelines.pdf
http://www.legis.state.wi.us/acts89-93/69Act138.pdf
http://www.legis.state.wi.us/acts89-93/69Act138.pdf
http://www.fdlco.wi.gov/Index.aspx?page=929
http://www.co.saint-croix.wi.us/Ordinances/Ch%2017%20SUBCHAPTER%20III%20Shoreland.pdf
http://www.co.saint-croix.wi.us/Ordinances/Ch%2017%20SUBCHAPTER%20III%20Shoreland.pdf
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few reaching 12-15”.   If dbh is 15” the tree protection area would be 22.5’.  
http://www.treelink.org/docs/critical_root_zone.pdf 

 
Threatened or Endangered Species 

The Milwaukee River Work Group has identified areas where the threatened 
species, Butler’s Garter Snake (snake) and Forked Aster (flower), are present.  
SEWRPC reports indicate others have observed the presence of striped shiner 
(fish – endangered), greater redhorse (fish – threatened).  SEWRPC did not 
observe the fish first hand.  DNR has indicated Butler’s Garter Snake is present in 
the corridor in a 1994 North Ave Dam Feasibility Study.   
<scanned SEWRPC, DNR documents> 

 
 
Fish and Fish Buffers 

The State of the Milwaukee River Basin, WI DNR – August 2001.  This 
document indicates non-native species of fish, like rainbow trout, coho and 
Chinook salmon, migrate from Lake Michigan to the Milwaukee River for 
spawning. 
 
This report also examines the Milwaukee River South Watershed, and table 4 on 
page 12 lists zero miles of streams listed as outstanding or exceptional resource 
waters in the south watershed; it also states 41.5 miles of streams on impaired 
waters list; it lists general threats to stream water quality as runoff and erosion. 
http://dnr.wi.gov/org/gmu/milw/milwaukee_801.pdf 
 

 
 
Case Studies: 
 
Shorewood 

http://www.villageofshorewood.org/vertical/Sites/%7B5230848F-4209-4497-
9E80-89EC90BA64AE%7D/uploads/%7BF19B51f0-843f-4a47-835b-
3637d604bd82%7d.pdf 
 
Plan summary in Appendix.  <Summary-Shorewood.doc> 
 

Chicago – Chicago River 
http://www.cityofchicago.org/city/webportal/portalContentItemAction.do?BV_Se
ssionID=@@@@1086969339.1220992004@@@@&BV_EngineID=cccdadefd
mieiffcefecelldffhdfho.0&contentOID=536904039&contenTypeName=COC_ED
ITORIAL&topChannelName=Dept&blockName=Planning+And+Development%
2FCommunity+Plans%2FI+Want+To&context=dept&channelId=0&programId=
0&entityName=Planning+And+Development&deptMainCategoryOID=-
536886455 
 

http://www.treelink.org/docs/critical_root_zone.pdf
http://dnr.wi.gov/org/gmu/milw/milwaukee_801.pdf
http://www.villageofshorewood.org/vertical/Sites/%7B5230848F-4209-4497-9E80-89EC90BA64AE%7D/uploads/%7BF19B51f0-843f-4a47-835b-3637d604bd82%7d.pdf
http://www.villageofshorewood.org/vertical/Sites/%7B5230848F-4209-4497-9E80-89EC90BA64AE%7D/uploads/%7BF19B51f0-843f-4a47-835b-3637d604bd82%7d.pdf
http://www.villageofshorewood.org/vertical/Sites/%7B5230848F-4209-4497-9E80-89EC90BA64AE%7D/uploads/%7BF19B51f0-843f-4a47-835b-3637d604bd82%7d.pdf
http://www.cityofchicago.org/city/webportal/portalContentItemAction.do?BV_SessionID=@@@@1086969339.1220992004@@@@&BV_EngineID=cccdadefdmieiffcefecelldffhdfho.0&contentOID=536904039&contenTypeName=COC_EDITORIAL&topChannelName=Dept&blockName=Planning+And+Development%2FCommunity+Plans%2FI+Want+To&context=dept&channelId=0&programId=0&entityName=Planning+And+Development&deptMainCategoryOID=-536886455
http://www.cityofchicago.org/city/webportal/portalContentItemAction.do?BV_SessionID=@@@@1086969339.1220992004@@@@&BV_EngineID=cccdadefdmieiffcefecelldffhdfho.0&contentOID=536904039&contenTypeName=COC_EDITORIAL&topChannelName=Dept&blockName=Planning+And+Development%2FCommunity+Plans%2FI+Want+To&context=dept&channelId=0&programId=0&entityName=Planning+And+Development&deptMainCategoryOID=-536886455
http://www.cityofchicago.org/city/webportal/portalContentItemAction.do?BV_SessionID=@@@@1086969339.1220992004@@@@&BV_EngineID=cccdadefdmieiffcefecelldffhdfho.0&contentOID=536904039&contenTypeName=COC_EDITORIAL&topChannelName=Dept&blockName=Planning+And+Development%2FCommunity+Plans%2FI+Want+To&context=dept&channelId=0&programId=0&entityName=Planning+And+Development&deptMainCategoryOID=-536886455
http://www.cityofchicago.org/city/webportal/portalContentItemAction.do?BV_SessionID=@@@@1086969339.1220992004@@@@&BV_EngineID=cccdadefdmieiffcefecelldffhdfho.0&contentOID=536904039&contenTypeName=COC_EDITORIAL&topChannelName=Dept&blockName=Planning+And+Development%2FCommunity+Plans%2FI+Want+To&context=dept&channelId=0&programId=0&entityName=Planning+And+Development&deptMainCategoryOID=-536886455
http://www.cityofchicago.org/city/webportal/portalContentItemAction.do?BV_SessionID=@@@@1086969339.1220992004@@@@&BV_EngineID=cccdadefdmieiffcefecelldffhdfho.0&contentOID=536904039&contenTypeName=COC_EDITORIAL&topChannelName=Dept&blockName=Planning+And+Development%2FCommunity+Plans%2FI+Want+To&context=dept&channelId=0&programId=0&entityName=Planning+And+Development&deptMainCategoryOID=-536886455
http://www.cityofchicago.org/city/webportal/portalContentItemAction.do?BV_SessionID=@@@@1086969339.1220992004@@@@&BV_EngineID=cccdadefdmieiffcefecelldffhdfho.0&contentOID=536904039&contenTypeName=COC_EDITORIAL&topChannelName=Dept&blockName=Planning+And+Development%2FCommunity+Plans%2FI+Want+To&context=dept&channelId=0&programId=0&entityName=Planning+And+Development&deptMainCategoryOID=-536886455
http://www.cityofchicago.org/city/webportal/portalContentItemAction.do?BV_SessionID=@@@@1086969339.1220992004@@@@&BV_EngineID=cccdadefdmieiffcefecelldffhdfho.0&contentOID=536904039&contenTypeName=COC_EDITORIAL&topChannelName=Dept&blockName=Planning+And+Development%2FCommunity+Plans%2FI+Want+To&context=dept&channelId=0&programId=0&entityName=Planning+And+Development&deptMainCategoryOID=-536886455
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NOTE: The Chicago link often fails.  Google: Chicago Planning and select the 
City’s website, choose community plans, choose Chicago River Design 
Guidelines 
 
Plan summary in Appendix.  <Summary-CHI River.doc> 
 

Portland OR – Willamette River 
http://www.portlandonline.com/shared/cfm/image.cfm?id=53351 

 
Background info used by Portland:  
http://www.portlandonline.com/shared/cfm/image.cfm?id=58869 
 
Plan summary in Appendix.  <Summary – Portland Overlay.doc> 
 

St Paul 
 http://www.stpaul.gov/web/citycode/lc068.html#sec68.402 
 
Table comparing plan summaries 
 <TableSummaryGuidelinesDCDver.doc> 
 Table comparing Portland, Chicago, Shorewood, St. Paul in Appendix. 

 
 
 
 
 
 
 

 
 
 
 

 
 

 
 

 

http://www.portlandonline.com/shared/cfm/image.cfm?id=53351
http://www.portlandonline.com/shared/cfm/image.cfm?id=58869
http://www.stpaul.gov/web/citycode/lc068.html#sec68.402
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Useful Illustrations: 
 

 
Illustration from:  http://www.seagrant.wisc.edu/CoastalHazards/Default.aspx?tabid=873 
The illustration above shows that construction setbacks should consider bluff recession 
rates.  NOTE: DCD used a 50-year life-span of a building and applied that to bluff 
recession rates. 

 

 
Illustration from: 
http://images.google.com/imgres?imgurl=http://www.tpub.com/content/coastalhydraulicslaboratoryfact/sect54owners/sect54owners00
15im.jpg&imgrefurl=http://www.tpub.com/content/coastalhydraulicslaboratoryfact/sect54owners/sect54owners0015.htm&usg=__Wb
vcD6RvmzjUdw_FByPzRAVJlrs=&h=1188&w=918&sz=67&hl=en&start=1&tbnid=LqCmdAC7NNy9sM:&tbnh=150&tbnw=116&
prev=/images%3Fq%3Dbluff%2Berosion%2Binstability%26gbv%3D2%26hl%3Den%26sa%3DG 
 
The illustration above shows how water (surface and groundwater) moves through a bluff 
adding to instability. 
 
 
 

http://www.seagrant.wisc.edu/CoastalHazards/Default.aspx?tabid=873
http://images.google.com/imgres?imgurl=http://www.tpub.com/content/coastalhydraulicslaboratoryfact/sect54owners/sect54owners0015im.jpg&imgrefurl=http://www.tpub.com/content/coastalhydraulicslaboratoryfact/sect54owners/sect54owners0015.htm&usg=__WbvcD6RvmzjUdw_FByPzRAVJlrs=&h=1188&w=918&sz=67&hl=en&start=1&tbnid=LqCmdAC7NNy9sM:&tbnh=150&tbnw=116&prev=/images%3Fq%3Dbluff%2Berosion%2Binstability%26gbv%3D2%26hl%3Den%26sa%3DG
http://images.google.com/imgres?imgurl=http://www.tpub.com/content/coastalhydraulicslaboratoryfact/sect54owners/sect54owners0015im.jpg&imgrefurl=http://www.tpub.com/content/coastalhydraulicslaboratoryfact/sect54owners/sect54owners0015.htm&usg=__WbvcD6RvmzjUdw_FByPzRAVJlrs=&h=1188&w=918&sz=67&hl=en&start=1&tbnid=LqCmdAC7NNy9sM:&tbnh=150&tbnw=116&prev=/images%3Fq%3Dbluff%2Berosion%2Binstability%26gbv%3D2%26hl%3Den%26sa%3DG
http://images.google.com/imgres?imgurl=http://www.tpub.com/content/coastalhydraulicslaboratoryfact/sect54owners/sect54owners0015im.jpg&imgrefurl=http://www.tpub.com/content/coastalhydraulicslaboratoryfact/sect54owners/sect54owners0015.htm&usg=__WbvcD6RvmzjUdw_FByPzRAVJlrs=&h=1188&w=918&sz=67&hl=en&start=1&tbnid=LqCmdAC7NNy9sM:&tbnh=150&tbnw=116&prev=/images%3Fq%3Dbluff%2Berosion%2Binstability%26gbv%3D2%26hl%3Den%26sa%3DG
http://images.google.com/imgres?imgurl=http://www.tpub.com/content/coastalhydraulicslaboratoryfact/sect54owners/sect54owners0015im.jpg&imgrefurl=http://www.tpub.com/content/coastalhydraulicslaboratoryfact/sect54owners/sect54owners0015.htm&usg=__WbvcD6RvmzjUdw_FByPzRAVJlrs=&h=1188&w=918&sz=67&hl=en&start=1&tbnid=LqCmdAC7NNy9sM:&tbnh=150&tbnw=116&prev=/images%3Fq%3Dbluff%2Berosion%2Binstability%26gbv%3D2%26hl%3Den%26sa%3DG
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Illustration from:  
http://images.google.com/imgres?imgurl=http://www.extension.umn.edu/distribution/naturalresources/images/6946f10.gif&imgrefurl
=http://www.extension.umn.edu/distribution/naturalresources/components/DD6946g.html&usg=__iFIw6J3ejFotZsvuNUlYvxh6ruQ=
&h=208&w=388&sz=4&hl=en&start=26&tbnid=q8UUCVDRv3NRbM:&tbnh=66&tbnw=123&prev=/images%3Fq%3Dbluff%2Ber
osion%2Binstability%26gbv%3D2%26ndsp%3D20%26hl%3Den%26sa%3DN%26start%3D20 
 
The illustration above shows how vegetation can positively impact bluff stability. 
 

http://images.google.com/imgres?imgurl=http://www.extension.umn.edu/distribution/naturalresources/images/6946f10.gif&imgrefurl=http://www.extension.umn.edu/distribution/naturalresources/components/DD6946g.html&usg=__iFIw6J3ejFotZsvuNUlYvxh6ruQ=&h=208&w=388&sz=4&hl=en&start=26&tbnid=q8UUCVDRv3NRbM:&tbnh=66&tbnw=123&prev=/images%3Fq%3Dbluff%2Berosion%2Binstability%26gbv%3D2%26ndsp%3D20%26hl%3Den%26sa%3DN%26start%3D20
http://images.google.com/imgres?imgurl=http://www.extension.umn.edu/distribution/naturalresources/images/6946f10.gif&imgrefurl=http://www.extension.umn.edu/distribution/naturalresources/components/DD6946g.html&usg=__iFIw6J3ejFotZsvuNUlYvxh6ruQ=&h=208&w=388&sz=4&hl=en&start=26&tbnid=q8UUCVDRv3NRbM:&tbnh=66&tbnw=123&prev=/images%3Fq%3Dbluff%2Berosion%2Binstability%26gbv%3D2%26ndsp%3D20%26hl%3Den%26sa%3DN%26start%3D20
http://images.google.com/imgres?imgurl=http://www.extension.umn.edu/distribution/naturalresources/images/6946f10.gif&imgrefurl=http://www.extension.umn.edu/distribution/naturalresources/components/DD6946g.html&usg=__iFIw6J3ejFotZsvuNUlYvxh6ruQ=&h=208&w=388&sz=4&hl=en&start=26&tbnid=q8UUCVDRv3NRbM:&tbnh=66&tbnw=123&prev=/images%3Fq%3Dbluff%2Berosion%2Binstability%26gbv%3D2%26ndsp%3D20%26hl%3Den%26sa%3DN%26start%3D20
http://images.google.com/imgres?imgurl=http://www.extension.umn.edu/distribution/naturalresources/images/6946f10.gif&imgrefurl=http://www.extension.umn.edu/distribution/naturalresources/components/DD6946g.html&usg=__iFIw6J3ejFotZsvuNUlYvxh6ruQ=&h=208&w=388&sz=4&hl=en&start=26&tbnid=q8UUCVDRv3NRbM:&tbnh=66&tbnw=123&prev=/images%3Fq%3Dbluff%2Berosion%2Binstability%26gbv%3D2%26ndsp%3D20%26hl%3Den%26sa%3DN%26start%3D20
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MRGOD River Sections - DRAFT 1 

Milwaukee River Greenway Overlay District 
River Slope Sections 
 
July 21, 2008 
 

 



MRGOD River Sections - DRAFT 2 

 
 



MRGOD River Sections - DRAFT 3 

 
 



MRGOD River Sections - DRAFT 4 

 
 
 
 
 
 
 
 
 
 
 
 
Letters by the section lines on contour maps above correspond to the 
sections illustrated below. 
 
All sections below depict a 45’ tall building with a 35’ tall tree. 
 
 
 



MRGOD River Sections - DRAFT 5 



MRGOD River Sections - DRAFT 6 

 



MRGOD River Sections - DRAFT 7 

 
 
 

 











Plan Summary of: 

Village of Shorewood Zoning / Setbacks  

Milwaukee River area 

October 2006 

Source:  Internet, 
http://www.villageofshorewood.org/vertical/Sites/%7B5230848F-4209-4497-
9E80-89EC90BA64AE%7D/uploads/%7BF19B51F0-843F-4A47-835B-
3637D604BD82%7D.PDF

Engineering

� Requires engineer certification for any grading or construction that may 
adversely impact slope stability; increase runoff of water on bluff surface; 
create or add to an erosion problem; or adversely affect the structural 
integrity of any adjacent or adjoining structures or lots. 

Setbacks

� Setbacks should be the greater of: 
o 20 feet from the bluffline, or 
o 75 feet from the ordinary high water mark, or 
o Such a distance as to not adversely impact the bluff stability; 

sufficient distance to prevent injury or damage to property; sufficient 
distance to provide for natural runoff of surface water… 

� Conditional use within setback area for: 
o Filling, excavating, grading changes 
o Removal of vegetation 
o Temporary access uses; 
o Construction of any building or structures 

Bluffline Definition 

� Top of the bluff is where the slope riverward is 12% or more for a distance 
of not less than 25 or not more than 50 feet. 

Shoreline Cutting 

� Tree cutting within setback area is prohibited without a conditional use 
permit.  If there is no bluffline, then area 75 feet inward from ordinary high 
water mark. 

o Cutting of dead, dying trees or shrubbery is subject to Village 
approval.

o Natural shrubbery is to be preserved when practical. 
o Removal requires a conditional use application for permit to provide 

tree inventory, species listing, proposed cutting and vegetation 



removal plan, and proposed maintenance, landscaping and 
replanting plan. 

Planned Development District 

� No lots in the district may be divided or subdivided unless the property is 
rezoned Planned Development District. 

� Site plans should maintain or enhance a green, wooded appearance from 
the Milwaukee River with lower building heights nearer to the river and 
taller building heights away from the river and nearer the Oak Leaf Trail. 

� Parking shall be predominantly underground or within a structure.

� At minimum, 20% of buildable area shall be maintained as landscaped 
green space. 

� Permitted use: multi-family dwellings, with at least two floors.  No single 
family or two-family dwellings allowed. 

� Lot width minimum: 40 feet; lot area minimum 4500 square feet 

� Setbacks: 

o Street: minimum 15 feet 
o River or bluffline: per ordinance 
o Oakleaf Trail minimum: 5 feet 
o Property line minimum: 15 feet 

� Different building heights will apply depending on the distance the building 
will be located from the river or bluffline setback. 

o Maximum shall be 60 feet, not to exceed 4 stories in the buildable 
area between the setback line and a line that runs parallel to and 
70 feet from the setback line. 

o Maximum shall be 84 feet, not to exceed 6 stories in the buildable 
area not included in the paragraph immediately above. 

o Minimum of 2 stories. 



Plan Summary of: 

Chicago River Corridor 

Design Guidelines and Standards 

April 2005

Source:  Internet, 
http://egov.cityofchicago.org/city/webportal/portalContentItemAction.do?BV_Sess
ionID=@@@@1486109764.1215457308@@@@&BV_EngineID=ccccadeeihel
ggicefecelldffhdfhk.0&contentOID=536904039&contenTypeName=COC_EDITO
RIAL&topChannelName=Dept&blockName=Planning+And+Development%2FCo
mmunity+Plans%2FI+Want+To&context=dept&channelId=0&programId=0&entity
Name=Planning+And+Development&deptMainCategoryOID=-536886455

(If this link does not work, Google: Chicago Planning, then go to Community Plans, and choose 
Chicago River Plan and Design Guidelines) 

I. Introduction 

� Plan Goals (5) 
o Create a connected greenway along the river, with continuous multi-

use paths along at least one side of the river. 
o Increase public access to the river through the creation of overlooks 

and public parks. 
o Restore and protect landscaping and natural habitats along the river, 

particularly fish habitat. 
o Develop the river as a recreational amenity, attracting tourists and 

enhancing Chicago’s image as a desirable place to live, work and visit. 
o Encourage economic development compatible with the river as an 

environmental and recreational amenity. 

� Design Guidelines and Standards address development options along the 
river, including but not restricted to architectural treatments, building 
construction, parking, fencing, lighting, landscaping, and riverbank 
treatments.  (Specific information relating to riverbank treatments, permit 
requirements, site furnishings, elements, construction materials and 
specifications may be found in appendices.) 

� Chicago zoning processes all new development within 100’ of waterways 
(except single family homes, 2-flats and 3-flats) as planned developments.  
New developments are to provide a 30’ setback from the river. 

� The plan acknowledges federal and state level authorities may have 
additional requirements. 

� The plan defines and maps areas of the Chicago River subject to these 
design guidelines and standards. 

Plan Summary – Chicago River Corridor Design Guidelines and Standards           Page 1



� Definitions are provided for:  setbacks and riverfront development zones, 
including riverbank zones, urban greenway zones, and development zones. 

II. Setbacks

Setback Minimum
� New development must be set back a minimum of 30 feet from the top of 

the bank of the Chicago River.  The Bubbly Creek requires a setback of 60 
feet.

� Exclusions to setbacks include:  existing structures or homes, new single 
family or 2-, 3-flats, and river dependent uses. 

Allowed or Not Allowed 
� Improvements or structures allowed in setback areas include: 

o Paved or unpaved walkways, 
o Projections from buildings (awnings, balconies, etc), 
o Arbors and trellises, 
o Fences and walls not exceeding 6’ in height, 
o Lights, benches, drinking fountains, and other riverwalk amenities, 
o Wheelchair lifts and ramps, 
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� Improvements or structures not allowed in setback areas include: 
o Buildings or structures of any kind (except as noted), 
o Vehicular use areas (parking lots, drives, etc), 
o Overhead utilities, 
o Private yards, terraces or decks 

� Definition of top of bank – the point at the top of the slope where the slope 
becomes less than 10 percent.  When there is a terrace or “bench” in the 
slope, the top of bank is the point furthest from the water’s edge where the 
slope becomes less than 10 percent. 

 

Bonuses 
� Chicago zoning code provides floor area bonuses for riverside projects in 

downtown zoning districts that provide a river setback space exceeding 
the 30 foot minimum. 

� Chicago zoning code provides floor area bonuses for water features built 
within the public riverwalk setback area. 
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Variances
� Variances for less than 30 feet may be permitted to address constrained 

sites; small, irregularly shaped sites; and to allow flexibility for optimal site 
plans.

o Maximum depth variance: Structures and private yards may 
encroach into the 30 foot setback a maximum of 10 feet, so the 
minimum setback is never less than 20 feet. 

o Maximum length variance:  Encroachments into the setback may 
occur provided the encroachment occurs along a maximum of 1/3 
the length of the site’s river frontage measured in linear feet, so that 
the required setback never occurs along less than 2/3 of the site’s 
river frontage. 

Mitigation for Variances
� Additional open space must be provided elsewhere on the site to mitigate 

for loss of riveredge open space due to encroachment. 

o Encroachments resulting in setback less than 30 feet from top of 
bank, additional land free of structures, which is not defined or 
developed as private yard, should be provided adjacent to the river 
setback and urban greenway zone to compensate for the loss of 
open space. 

o Additional amount of open space for mitigation of variances:
additional land should be provided adjacent / contiguous with the 
setback zone at a rate of 2.5 times the land or open space lost to 
encroachment.

o Proportion of additional open space for mitigation of variances:  
additional open space must have proportions of no more than 2 feet 
of depth per one foot of frontage along the river setback line to 
avoid excessively long or deep and narrow parcels of land that 
could be relatively or completely unusable and have little or no 
public benefit. 

� A picture on page 12 explains the setback variance mitigation. 

III. Riverbank Zone 

Riverbank zone is the area between the river’s edge and the top of bank.
Where there is a vertical bulkhead or engineered vertical structure, there is no 
riverbank zone. 
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Riverbank Buffer
� The riverbank buffer should be managed as a natural area, using native 

riparian vegetation, which is specified by species later. 

� Care should be taken to preserve the natural slope to the extent possible 
by selective thinning and pruning of weedy and dead vegetation. 

� The riverbank buffer should extend from the water’s edge to the edge of 
the riverwalk path or a minimum of the first 20 feet of the urban greenway 
zone, whichever is less.  The multi-use trail or its shoulder shall not be 
located less than 5 feet from the top of bank. 

� Structures and fixtures allowed within the riverbank buffer are limited to 
those required by river dependent uses.  These include trail ramps, steps, 
and fishing platforms. 

� Soil erosion and sediment control plans are required for any construction 
along waterway.  Existing native plantings should be preserved.  Existing 
grading should be preserved to the extent possible. 

� Install a tree protection fence at the top of the bank during construction. 

� If river-dependent use is permitted, the multi-use trail should be 
accommodated if possible.  It is acceptable, if for safety, security and 
circulation reasons, the multi-use trail must be landward on the site of a 
river-dependent use. River-dependent uses must follow landscape 
requirements for portions of the river frontage not in active use. 

� Seawall specifications are provided. 

IV. Urban Greenway Zone 

Urban greenway is the area between the top of the bank and the setback line. 

Multi-use Trail
� This area is intended to be developed as a passive linear park with a 

multi-use trail. 

� Water-oriented recreational use may require facilities in the urban 
greenway zone.  These may include access to launches, lighting, railings, 
bicycle racks, etc.  (Water-oriented recreational use may also require 
access in the riverbank zone.)  However, parking for water-oriented 
recreational facilities should not be in either greenway or riverbank zones. 
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� The continuous multi-use trail is to follow design guidelines that separate 
uses (walking, running, bicycling, etc). 

� Minimum trail width is 8 feet, while recommended width is 10 feet. 

� Under-bridge connections should be built where space beneath the bridge 
deck permits.  Responsibility may be City or developer, or shared, as 
determined during planned development review process. 

� Nature trails are a separate use from the multi-use trail. 

� Access points to the multi-use trail and river are important, especially in 
areas where there is no public access along, or adjacent to, the river, and 
where street rights-of-way stop at the river.  Overlooks may be developed, 
particularly where streets end at the river. 

� The greenway zone should be heavily landscaped, with guidelines 
provided.  Public art is encouraged. 

� Where the multi-use trail cannot be built on land within greenway zone, 
and where detours around on land side would be so long or indirect as to 
discourage use of the trail or effectively interrupt it, construction of a 
cantilevered walkway around the building or bridge should be considered. 

� If the multi-use trail cannot be built on land or cantilevered, construction of 
a floating walkway should be considered. 

V. Development Zone 

The development zone is the area adjacent to the river corridor that does not 
fall within the urban greenway / setback zone, or the riverbank zone, and that 
may be developed or redeveloped as permitted by zoning. 

Buildings
� The river elevation of buildings should be treated architecturally as one of 

its principal facades. 

� Materials on the river façade should be of the same quality as material on 
other facades. 

� New structures should be oriented to the river, so the greenway and 
riverbank zones are not perceived as only the area behind the building or 
structure.  Entrances and windows will generate activity on the river side. 
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� Massing of structures must be sensitive to the river and greenway zone, 
so that the river and greenway zone are not overwhelmed by tall and 
dense structures and buildings built to the setback line. 

� Adaptive re-use or renovation of existing buildings should be oriented to 
the river, so the greenway and riverbank zones are not perceived as only 
the area behind the building or structure.  Entrances and windows will 
generate activity on the river side. 

� Parking lots and vehicular use areas should be attractively landscaped, 
following Chicago landscape ordinance. 

� Outdoor storage areas should be screened, with screen height not to 
exceed 8 feet. 

� Light fixtures are recommended for development zone, with fixture height 
less than 20 feet and maximum height of 30 feet.  Light shields should 
minimize shine into adjacent residential or institutional areas. 

Chicago zoning code: 

http://www.amlegal.com/nxt/gateway.dll/Illinois/chicagozoning/chicagozoningordinanceandlanduseo
rdinanc?f=templates$fn=default.htm$3.0$vid=amlegal:chicagozoning_il

Chicago zoning code provides building height limits depending on zoning and use along the 
Chicago River.  River developments are handled as planned developments.  If a building is 
mixed-use, the more restrictive use building height limits are applied.  (So Chicago does not have 
any single guideline or limit for building heights along the Chicago River.) 

Additional Definitions: 

Floor Area Bonus: the right to build a larger building in return for providing a public amenity. 
The Chicago Zoning Ordinance provides floor area bonuses for additional river setback area in 
the downtown zoning districts. 

River Dependent Uses: those uses or activities that can be carried out only on, in, or adjacent 
to a waterway because the use requires access to the waterway and which, therefore, cannot be 
located inland, including: 
• Bulk material operations that ship or receive materials by barge 
• Marinas 
• Recreational and commercial boating facilities 
• Waterfront dock and port facilities 
• Navigation aids, basins, and channels 
• Bridge abutments 
• Recreational parks and open spaces 
• Other uses that require waterborne transportation or the river as a source of water 



Plan Summary of: 

Portland OR Greenway Overlay Zone 

33.440.030

(Willamette River Greenway) 

Source:  Internet, 

http://www.portlandonline.com/shared/cfm/image.cfm?id=53351

I. Introduction 

� Greenway Overlay Zones (5) 
o River Natural – protects, conserves, and enhances land of scenic 

quality or of significant importance as wildlife habitat. 
o River Recreational – encourages river-dependent and river-related 

recreational uses which provide a variety of types of public access 
to and along the river, and which enhance the river’s natural and 
scenic qualities. 

o River General - allows for uses and development which are 
consistent with the base zoning, which allows for public use and 
enjoyment of the waterfront, and which enhances the river's natural 
and scenic qualities. 

o River Industrial – encourages and promotes the development of 
river-dependent and river-related industries. 

o River Water Quality – protects the functional values of water quality 
resources by limiting or mitigating the impact of development in the 
setback.

� Acknowledges state and federal authorities may require approval of 
development.

II. Use Restrictions 

� Greenway zones do not restrict primary uses allowed in the base zones by 
right, with limitations, or as conditional use.  Exceptions are:  River 
Recreational, River Industrial, and River Water Quality zones. 

o River recreational zones are limited to recreational uses that are 
river-dependent or river-related. 

o River Industrial zone allows river-dependent and river-related uses 
on sites that front the river.  Primary uses that are not river-
dependent or river-related may be approved through the greenway 
review.  There are no special use restrictions on sites that do not 
have river frontage. 
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o River Natural and River General zones have no special use 
restrictions.

o River Water Quality zone has use restrictions only within the 
greenway setback.  Primary uses that are river-dependent or river-
related are allowed. Primary uses that are not river-dependent or 
river-related are subject to greenway review.  Existing uses that 
change to non-river-dependent or non-river-related use are subject 
to greenway review. 

III. Setbacks 

� River-dependent or river-related developments in the greenway setback 
may have different requirements, which are noted in this document. 

Setback Minimum
� The greenway setback extends 25 feet back from the top of the bank, 

except in the River Water Quality overlay zone. 

� The River Water Quality overlay zone greenway setback extends 50 feet 
landward from top of the bank for sites with less than 25% slope, or to a 
point 200 feet landward for sites with 25% or greater slope. 

� The greenway setback is 50 feet around the delineated edge of wetlands 
in the River Water Quality overlay zone in addition to the setback from the 
top of the bank. 

Setbacks for Ri er Water Quality Zone v

Slope Landward of Top of Bank Width of Vegetated Cor idor [1]r

< 25% 50 feet

> 25% for 150 feet or 
more

[2] 200 feet

[1] To establish the width of the vegetated corridor, slope is measured in 25-foot increments 
landward of top of bank until slope is less than 25% 
[2] Vegetated corridors in excess of 50 feet apply on steep slopes only in the uphill direction from 
the protected water feature. 
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� Development landward of the greenway setback does not have to be river-
dependent or river-related.  All are subject to greenway review unless 
exempt.

� River-dependent or river-related uses may develop within the greenway 
setback, if approved through greenway review, unless exempt. 

� Development riverward of the greenway setback may be approved 
through greenway review for river-dependent or river-related uses.  If a 
use is not river-dependent or river-related and wants to be riverward of the 
greenway, they must get a review and a Greenway Goal Exception to 
locate in the setback. 

Floor Area Ratio
� Maximum FAR is 2 to 1 for the first 200 feet inland measured from the 

ordinary high water line, with exceptions:  already subject to a more 
restrictive FAR; site located in Central City plan district where plan district 
FAR applies; use is industrial in IH or IG base zone. 

Landscaping
� Establishes landscaping standards for the greenway and riverward.

Landscaping must be provided to conserve or re-establish vegetative 
cover within or riverward of the greenway setback.  Landscaping is not 
required where it would significantly interfere with a river-dependent or 
river-related use or development, or where it would pose a safety hazard 
per Fire Marshal. 

o Minimum of 1 tree for every 20 feet of river frontage. 
o Minimum of 1 shrub for every 2 feet of river frontage (with 

conditions).
o Unpaved surfaces must have living ground cover. 
o Plantings are to be in and riverward of the greenway setback. 
o Plantings must comply with native plant requirement of Willamette 

Greenway Plan. 

� Public recreation trails and public access and viewpoint areas should be 
established.

IV. View Corridors 

� View corridors provide visual access and connections to the river for 
neighborhoods and business districts who might otherwise be visually cut-
off from the river. View corridors are generally extensions of existing public 
rights-of-way through to the river. View corridors are one tool used to 
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V. Greenway Review 

� The purpose of greenway review is to ensure that: 

o Development will not have a detrimental impact on the use and 
functioning of the river and abutting lands; 

o Development will conserve, enhance and maintain the scenic 
qualities and natural habitat of lands along the river; 

o Development will conserve the water surface of the river by limiting 
structures and fills riverward of the greenway setback; 

o Practicable alternative development options are considered, 
including outside the River Water Quality zone setback; and 

o Mitigation and enhancement activities are considered for 
development within the River Water Quality zone. 

The following are subject to greenway review, unless exempted: 

� New development, 

� Exterior alterations to development, including removal of trees and shrubs 
and the application of herbicides, 

� A change of use or development within or riverward of the greenway 
setback, where use is no longer river-dependent or river-related, 

� Changes to land and structures in the water, 

� Dedication or extension of rights-of-way and any new development or 
improvements within rights of way within River Natural zone or riverward 
of the greenway setback; 

� Non river-dependent or river-related primary uses in the River Industrial 
Zone or in the River Water Quality Zone. 

Exemptions from Greenway Review 

� Buildings or structures complying with setbacks in River Industrial zone,

� River-dependent development in the River Water Quality zone, 

� Alterations landward of the greenway setback not in or within 50 feet of 
River natural zone, 

� Interior changes,  

� Excavations and fills involving less than 50 cubic yards, 

� Greenway trail changes that meet standards, 

� Placement of up to 4 single piles, or equivalent, for each 100 feet of 
shoreline for existing river-dependent or river-related use, 
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� Signs, 

� Removal of vegetation identified as nuisance plants on Portland Plant List. 

Supplemental Application Requirements 

� Additional information required for Greenway review applications: 
o Existing conditions site plan showing topography, top of bank and 

setback area, distribution outline of shrubs and groundcovers, with 
list of species, trees, streams, drainage patterns, existing 
improvements, utilities and structures, areas of known 
contamination, stormwater management facilities, 

o Development proposal site plan including grading (with 2 different 
contour intervals depending on slope), proposed improvements, 
areas where existing topography and vegetation will be 
undisturbed,

o Construction management site plan identifying areas of disturbance 
including equipment, location of site access and egress, staging 
and stockpiling areas, erosion control measures, and tree 
preservation plan 

There are different requirements for the River Quality overlay zone. 
The Greenway goal exception process is identified. 
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1895 Milwaukee River North Ave. Dam 
UWM Libraries 
http://collections.lib.uwm.edu/cdm4/item_viewer.php?CISOROOT=%2Fmkenh&CISOP
TR=345&DMSCALE=100&DMWIDTH=600&DMHEIGHT=600&DMMODE=viewer
&DMFULL=0&DMX=20&DMY=0&DMTEXT=%2520river&DMTHUMB=1&REC=3
&DMROTATE=0&x=118&y=120



1907 and 1915 
http://collections.lib.uwm.edu/cdm4/item_viewer.php?CISOROOT=/gfmmke&CISOPT
R=644&CISOBOX=1&REC=13



http://collections.lib.uwm.edu/cdm4/item_viewer.php?CISOROOT=/gfmmke&CISOPT
R=623&CISOBOX=1&REC=3
Between 1907 and 1915 



http://collections.lib.uwm.edu/cdm4/item_viewer.php?CISOROOT=/gfmmke&CISOPT
R=159&CISOBOX=1&REC=8
1907



1917
http://collections.lib.uwm.edu/cdm4/item_viewer.php?CISOROOT=/gfmmke&CISOPT
R=357&CISOBOX=1&REC=11



Between 1907 and 1930 
http://collections.lib.uwm.edu/cdm4/item_viewer.php?CISOROOT=/gfmmke&CISOPT
R=256&CISOBOX=1&REC=3

All pictures and images from University of Milwaukee Libraries Digital Image 
Collection



 

May 4, 2010 
 

To the Honorable Common Council 
  Zoning, Neighborhoods and Development Committee 
City of Milwaukee 
 
Dear Committee Members: 
 
 File Nos. 081568 and 081569 establish an overlay zone and create design guidelines for a Site Plan Review Overlay Zone, 
known as the Milwaukee River Greenway Site Plan Overlay Zone, in the 1st, 3rd and 6th Aldermanic Districts. 
 
 File 081568 establishes an overlay zone that protects the environmental corridor and adds design standards for future 
commercial and multi-family residential development in the Milwaukee River Greenway Corridor. This overlay zone will serve to 
protect the banks, floodplain, primary environmental corridor, natural beauty, greenway and bluffs, as well as promote high quality, 
sustainable development along the upper reaches of the Milwaukee River. The overlay district includes properties adjacent to, and 
extending 50 feet from the Primary Environmental Corridor (PEC), as mapped by the Southeastern Wisconsin Regional Planning 
Commission. These properties will also be affected by tree protection and storm water management regulations, which will be 
considered by the Public Works Committee on May 12, 2010. 
 
 File 081569 creates design standards to promote the use of high quality building materials and sustainable design to 
protect and enhance the Milwaukee River Greenway corridor. These standards prohibit principal buildings to be constructed within 
the PEC and provide additional building setback, building height, landscaping and building material requirements for new 
development.  
 
 All existing principal and accessory structures, as well as new single-family dwellings and duplexes, are exempt from the 
MRGSPROZ design standards. Parcels south of North Avenue on the east bank of the river are exempt because this area serves 
as a transition zone from the downtown Riverwalk to the more naturalized area. The design standards shall apply over and above 
the standards of the underlying zoning districts. The design standards regulate the following areas: building placement and 
exceptions, building height (along commercial corridors and otherwise), building design including glazing and building material 
requirements, signage, landscape screening for principal buildings, and parking. 
 
 The Northeast Side Plan identifies the Milwaukee River Greenway as an opportunity to preserve a unique and irreplaceable 
ecological environment; enhance the existing network of open space; strengthen green infrastructure, i.e., the interconnected 
system of parks, trails, wetlands, woodlands, rivers and environmental corridors; and provide recreation opportunities to City 
residents. The Plan also notes the direct economic benefit of river corridor improvements to property values in the surrounding area, 
as well as the amenity benefit to residents of the City and metro area. 
 
 On May 3, 2010, a public hearing was held and at that time, over twenty people were in support of the file, and 
approximately three people were opposed. Since the proposed establishment of the MRGSPROZ and design standards is 
consistent with the recommendations of the Northeast Side Comprehensive Area Plan, the City Plan Commission at its regular 
meeting on May 3, 2010 recommended approval of the subject files. 
 

Sincerely, 
 
 

Rocky Marcoux 
Executive Secretary 

City Plan Commission of Milwaukee 
 
cc:   Ald. Nik Kovac 

Ald. Ashanti Hamilton 
Ald. Milele Coggs 
 



NOTICES SENT TO FOR FILE 081569: 
 

NAME ADDRESS DATE NOTICE SENT 
Ald. Hamilton  5/12/10   
Ald. Coggs  x   
Ald. Kovac  x   
Rocky Marcoux DCD x   
See Attached List  x   
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
     
 



200 E. Wells Street
Milwaukee, Wisconsin 53202City of Milwaukee

Legislation Details (With Text)

File #:  Version: 1081570

Status:Type: Ordinance In Committee

File created: In control:3/3/2009 ZONING, NEIGHBORHOODS & DEVELOPMENT 
COMMITTEE

On agenda: Final action:

Effective date:

Title: A substitute ordinance relating to tree protection in the Milwaukee River greenway overlay zone.

Sponsors: ALD. KOVAC, ALD. COGGS, ALD. HAMILTON

Indexes: SITE PLAN OVERLAY, TREES

Attachments: Fiscal Note, Hearing Notice List
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ASSIGNED TOCOMMON COUNCIL3/3/2009 0

DRAFT SUBMITTEDCITY CLERK3/30/2010 1

HEARING NOTICES SENTZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

5/12/2010 1

HEARING NOTICES SENTZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

5/12/2010 1
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Number
081570
Version
SUBSTITUTE 1
Reference

Sponsor
ALD. KOVAC, COGGS AND HAMILTON
Title
A substitute ordinance relating to tree protection in the Milwaukee River greenway overlay zone.
Sections
252-80 cr
Analysis
This ordinance prohibits, with limited exceptions, any person from removing, damaging, disturbing or 
otherwise destroying any living and structurally sound tree located within the primary environmental 
corridor in the Milwaukee River greenway overlay zone unless the person has obtained a tree 
maintenance and conservation permit from the commissioner of public works.  This ordinance also 
establishes various requirements that apply to all tree maintenance and conservation permits issued 
by the commissioner, including a requirement for the replacement of removed trees and the 
prohibition of any tree removal or disturbance that would result in soil erosion or slope destabilization.

The commissioner may revoke any tree maintenance and conservation permit for violation of any 
permit conditions.  The commissioner also has the authority to enforce the provisions of this tree 
protection ordinance and may issue orders to correct violations, stop-work orders and citations.  If the 
commissioner takes actions necessary to correct an uncorrected violation, the costs incurred by the 
commissioner shall be billed to the property owner.   
Body
The Mayor and Common Council of the City of Milwaukee do ordain as follows:

Part 1.  Section 252-80 of the code is created to read:

252-80.  Tree Protection in Milwaukee River Greenway Overlay Zone.  1.  PURPOSE AND 
FINDINGS.  The common council finds that the Milwaukee River greenway overlay zone, as shown 
on the city zoning map and established by common council file number 081568, supports a fragile 
riparian ecosystem that is rare in Milwaukee, providing up to 100% urban tree canopy, native 
floodplain grasses, a rich diversity of flora and fauna, and critical habitat.  The purpose of this section 
is to promote the public health, safety and general welfare by regulating the planting, maintenance, 
restoration and removal of desirable trees within the Milwaukee River greenway overlay zone in order 
to promote the benefits derived therefrom, including management of storm water runoff, stabilization 
of shoreline and slopes adjacent to the river, protection of bluffs and floodplains from soil erosion, 
enhancement of air and water quality, creation and promotion of wildlife habitat, and preservation of 
aesthetics.

2.  DEFINITIONS.  In this section:

a.  “Commissioner” means the commissioner of public works or the commissioner’s designee.

b.  “Critical root zone” means the portion of the root system of a tree that is the minimum necessary 
to maintain the continued health, vitality or stability of the tree, defined by a concentric circle around a 
tree with a radius that is equal to 1.5 feet for every inch in trunk diameter at breast height.
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tree with a radius that is equal to 1.5 feet for every inch in trunk diameter at breast height.

c.  “Damage” means any action that in the sole opinion of the commissioner adversely impacts the 
health, vitality or stability of trees located within the primary environmental corridor.  Damage may 
include direct injury to a tree, injury to or loss of roots within the critical root zone, changes to existing 
grade within the critical root zone, soil compaction within the critical root zone, chemical injury, 
removal of bark, injury to trunk, branch breakage or removal, crown reduction pruning, improper 
pruning, removal of more than 25% of a tree’s live branches, alteration of the natural shape of a tree 
or any action contrary to generally accepted arboricultural or horticultural practices which cause tree 
infection, infestation or decay.  Damage also includes the indiscriminate cutting of tree branches to 
stubs, buds or lateral branches that are less than 1/3 the diameter of the stem removed, or removal 
of more than 25% of the crown wood from a tree.

d.  “Diameter at breast height” means the diameter of a tree measure at 4.5 feet above the ground.

e.  “Diseased tree” means any tree with one or more significant structural defects or an infection, 
infestation or decay, as determined by a professional arborist certified by the International Society of 
Arboriculture, which makes it subject to a high probability of failure or decline.

f.  “Disturb” means any alteration to the branches, trunk or root system of a tree, including excavation 
within the critical root zone.  The term does not include crown cleaning, which is the selective 
removal of one or more of the following items from a tree:  dead, dying or diseased branches, weak 
branches and water sprouts. Nor does it include crown raising, which is the removal of the lower 
branches of a tree to provide additional clearance underneath a tree.

g.  “Primary environmental corridor” means the primary environmental corridor within the Milwaukee 
River greenway overlay zone, as mapped by the southeastern Wisconsin regional planning 
commission.

h.  “Removal” means the actual cutting down or removal of a tree, or the effective removal of a tree 
through damage, abuse, poisoning or other actions resulting in the death of a tree.

i.  “Tree” means any self-supporting woody plant, greater than 15 feet in height, together with its root 
system, having one trunk of at least 3 inches in diameter at breast height or having a multi-stemmed 
trunk system with a definitely formed crown.

3.  APPLICABILITY.  The provisions of this section shall be applicable to all property located within 
the Milwaukee River greenway overlay zone, as shown on the city zoning map and established by 
common council file number 081568. 

4.  PROHIBITED ACTS.  a.  No person shall remove, damage, break, top, disturb or otherwise 
destroy any living and structurally sound tree located within the primary environmental corridor 
except as permitted under par. b or by a tree maintenance and conservation permit issued pursuant 
to sub. 5.

b.  The following may be removed from the primary environmental corridor without a permit:

b-1.  Dead or diseased trees.

b-2.  Common or European Buckthorn (Rhamnus catharticus) or Glossy or Smooth Buckthorn 
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b-2.  Common or European Buckthorn (Rhamnus catharticus) or Glossy or Smooth Buckthorn 
(Rhamnus frangula).

b-3.  Trees less than 3 inches in diameter at breast height, other than Common or European 
Buckthorn, that are also classified as invasive species by the Wisconsin department of natural 
resources or are plants or weeds identified as noxious by the city or by the state of Wisconsin under 
s. 66.0407, Wis. Stats.

b-4.  Trees less than 6 inches in diameter at breast height if removal is necessary to provide 
pedestrian access to the river, subject to all of the following conditions:

b-4-a.  The pedestrian path does not exceed 6 feet in width.

b-4-b.  The pedestrian path has a permeable surface.

b-4-c.  The pedestrian path is located and constructed to effectively control erosion and to minimize 
removal and disruption of trees within the primary environmental corridor.

5.  TREE MAINTENANCE AND CONSERVATION PERMIT.  a.  Application.  Any person desiring a 
permit to remove or disturb a tree within the primary environmental corridor shall file with the 
commissioner an application in writing on a form furnished for this purpose.  Every application shall:

a-1.  State the name and address of the property owner.

a-2.  Describe the location, species and diameter at breast height of each tree proposed to be 
removed or disturbed.

a-3.  Describe any construction plans associated with the requested tree removal.

a-4.  If the application proposes removal of a tree in excess of 3 inches in diameter at breast height, 
describe the proposed replacement tree or trees pursuant to par. c-1.

a-5.  If the application involves construction of a pathway, describe the width, length, depth of 
excavation and surface material of the pathway.

a-6.  If the proposed tree removal or disturbance is part of a construction or site development project, 
include a site plan containing the following additional information:

a-6-a.  Primary contact for the project, including name, business affiliation, address, phone, email 
and fax.

a-6-b.  Name of the project, if any.

a-6-c.  A plat of survey prepared by a registered land surveyor or engineer showing all proposed 
improvements or site alterations to a recognized engineer or architect scale.

a-6-d.  Date of site plan submittal, along with any and all dates of revision.

a-6-e.  Existing and proposed grade for any grade change within the primary environmental corridor.
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a-6-f.  North arrow.

a-6-g.  Location to scale, including critical root zone, of all trees 3 inches or larger in diameter at 
breast height proposed to be removed or located within the limits of construction in the primary 
environmental corridor.

a-6-h.  Approved tree protection fencing installed at the critical root zone of all trees or groups of 
trees 3 inches or larger in diameter, not shown to be removed, located within the limits of 
construction or site disturbance.

a-6-i.  The location of all existing and proposed easements on the site.

a-6-j.  Slopes greater than or equal to 12% located within the limits of soil disturbance.

a-6-k.  Defined points of temporary and permanent ingress and egress in the primary environmental 
corridor.

a-6-L.  Existing and proposed utilities, including sanitary sewers, storm sewers and water mains and 
service laterals, underground utility laterals and clean-out and surface valves, electrical and 
telecommunication cables, and gas mains and service laterals.  All locations for the proposed 
connections to utilities and the proposed elevations of these connections shall be indicated on the 
site plan.

a-6-m.  A scale landscape plan showing the location and quantity of all landscape plantings proposed 
for the site, including a listing of the proposed species, cultivar and common name, including notation 
of Wisconsin native species, as well as the size and quantity of the plantings, whether they are balled
-and-burlapped or container-grown, and installation notes and details.

a-7.  Any other information that may be required by the commissioner.

b.  Issuance of Permit.  The application for permit shall be examined by the commissioner and, if 
found to be in conformity with the requirements of this subsection, shall be approved and a permit 
issued by the commissioner.  The commissioner may impose any conditions necessary to ensure the 
permitted activities are executed professionally, safely and in accordance with the requirements of 
this section.

c.  Requirements.  The following requirements shall apply to all permits issued under this subsection:

c-1.  Replacement of Trees Removed.  Trees in excess of 3 inches in diameter in breast height which 
are removed shall be replaced on a diameter-equivalent basis during the designated planting season 
with indigenous nursery-grown trees conforming to ANSI Z60.1 American Standards for Nursery 
Stock, most current edition.

c-2.  Planting Season.  c-2-a.  Balled-and-Burlapped Trees.  The planting season for balled-and-
burlapped trees shall be between October 15 and December 1 and between March 15 and May 15.  

c-2-b.  Container-Grown Trees.  The planting season for container-grown trees shall be between 
September 1 and December 1 and between March 15 and June 15.
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c-3.  Plant Installation, Inspection and Warranty.  c-3-a.  Installation.  All trees shall be planted in 
accordance with accepted horticultural practices and any other specific planting instructions provided 
by the commissioner.

c-3-b.  Inspection.  Inspection of work to determine its completion and establish the beginning of the 
warranty period shall be performed by the commissioner upon request of the property owner 
submitted to the commissioner at least 10 days prior to the inspection date.  After inspection, the 
commissioner shall notify the property owner of the date of the beginning of the warranty period by 
issuing a notice of acceptance.  In the event of any deficiencies, the commissioner shall notify the 
property owner of the requirements for beginning the warranty period.

c-3-c.  Warranty Period.  All plants shall be guaranteed to be alive and healthy, as determined by the 
commissioner at the end of the warranty period.  The warranty period shall extend for a period of one 
year from the date of notice of acceptance.  During the warranty period, the property owner shall 
replace any trees that die or, in the opinion of the commissioner, are in an unhealthy condition or 
have lost their shape due to dead branches, excessive pruning, inadequate, improper maintenance 
or any other causes.  Replacement trees shall be planted immediately, if the time of rejection occurs 
during the planting season, or during the next planting season, if the time of rejection falls outside the 
planting season.

c-4.  Soil Erosion or Slope Destabilization.  No tree removal or disturbance shall be permitted under 
this section whenever the commissioner determines that the tree removal or disturbance would result 
in soil erosion or slope destabilization due to soil conditions or the existing degree of slope.  In 
evaluating whether this requirement is satisfied, the commissioner shall consider such factors as 
existing grade, available soil surveys, maps, representative soil borings or classifications, existing 
vegetation in the immediate vicinity of the tree or trees proposed for removal, degree of site 
disturbance caused by the tree removal and any associated risks to public health and safety.  If an 
applicant proposes removal or disturbance of a tree located in an area where the slope is at least 
12%, the applicant shall provide a report prepared by a professional engineer that certifies the 
proposed tree removal or disturbance, when considered with any proposed mitigation measures, will 
not result in soil erosion or slope destabilization.

d.  Permit Revocation.  The commissioner may revoke any permit issued under this subsection for 
violation of any permit conditions.  Violation of any conditions of a permit issued under this 
subsection shall constitute a violation of this section.  The notice revoking a permit shall be served on 
the permittee and posted upon the premises to which the permit applies.  After the notice is served 
and posted, the permit which has been revoked shall be void and no person may proceed with any 
further tree removal or site disturbance activities within the primary environmental corridor on the 
premises.  Before any tree removal or site disturbance activities are resumed, a new permit shall be 
procured.   

6.  ENFORCEMENT.  a. Violations.  When the commissioner determines that a willful violation of the 
provisions of this section exists, or has reasonable grounds to believe that a violation exists, the 
commissioner may order the person to correct the violation by issuing a notice of violation or a stop-
work order.  If the person to whom the notice or order was issued fails to take corrective action after 
receiving the notice or order, the commissioner shall take whatever steps are necessary to correct 
the violation, including but not limited to using city forces or private contractors.  When trees are 
removed, destroyed or damaged beyond recovery in violation of this section, the commissioner may 
require that the trees be replaced on an equivalent-diameter basis.  Failure to replace trees as 
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require that the trees be replaced on an equivalent-diameter basis.  Failure to replace trees as 
required by the commissioner shall constitute a violation of this section.

b.  Recovery of Costs.  Any costs incurred by the commissioner in correcting violations of this section 
shall be billed to the owner of the premises and payable within 30 days.  If the owner fails to pay 
within 30 days, the bill shall become a lien on the real property and collectible in accordance with s. 
66.0627, Wis. Stats.

c.  Citations.  In addition to other applicable enforcement procedures and pursuant to the authority of 
s. 66.0113, Wis. Stats., the commissioner may issue citations pursuant to the citation procedure set 
forth in s. 50-25 to any person who violates any provision of this section.

d.  Penalties.  Any person who violates any provision of this section shall, upon conviction, forfeit not 
less than $150 per violation per day nor more than $5,000 for each premises found to be in violation, 
together with the cost of the action.

LRB
APPROVED AS TO FORM

__________________________
Legislative Reference Bureau
Date:______________________
Attorney
IT IS OUR OPINION THAT THE ORDINANCE
IS LEGAL AND ENFORCEABLE

__________________________
Office of the City Attorney
Date:______________________
Requestor

Drafter
LRB09087-3
JDO
3/29/2010
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CC-170 (REV. 6/86) 

CITY OF MILWAUKEE FISCAL NOTE 
 
 
A) DATE 5-14-2010  FILE NUMBER: 081570 
          Original Fiscal Note x  Substitute  
 
SUBJECT: Substitute ordinance relating to tree protection in the Milwaukee River greenway overlay zone 
 

 
 
B) SUBMITTED BY (Name/title/dept./ext.): David Sivyer, Forestry Services Manager – DPW Operations 
 
   C) CHECK ONE:  ADOPTION OF THIS FILE AUTHORIZES EXPENDITURES 
     ADOPTION OF THIS FILE DOES NOT AUTHORIZE EXPENDITURES; FURTHER COMMON COUNCIL ACTION 
  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

NEEDED.  LIST ANTICIPATED COSTS IN SECTION G BELOW. 
   
 X NOT APPLICABLE/NO FISCAL IMPACT.  
    
 
      D) CHARGE TO:  DEPARTMENT ACCOUNT(DA)  CONTINGENT FUND (CF) 
         CAPITAL PROJECTS FUND (CPF)  SPECIAL PURPOSE ACCOUNTS (SPA) 
         PERM. IMPROVEMENT FUNDS (PIF)  GRANT & AID ACCOUNTS (G & AA) 
         OTHER (SPECIFY)    
       
 
E) PURPOSE SPECIFY TYPE/USE ACCOUNT EXPENDITURE REVENUE SAVINGS 
SALARIES/WAGES:      
      
      
SUPPLIES:      
      
MATERIALS:      
      
NEW EQUIPMENT:      
      
EQUIPMENT REPAIR:      
      
OTHER:                                               
      
      
TOTALS      
 
 
F) FOR EXPENDITURES AND REVENUES WHICH WILL OCCUR ON AN ANNUAL BASIS OVER SEVERAL YEARS CHECK THE  
 APPROPRIATE BOX BELOW AND THEN LIST EACH ITEM AND DOLLAR AMOUNT SEPARATELY. 
  
         1-3 YEARS   3-5 YEARS  
                1-3 YEARS   3-5 YEARS  
                1-3 YEARS   3-5 YEARS  
        
 
G) LIST ANY ANTICIPATED FUTURE COSTS THIS PROJECT WILL REQUIRE FOR COMPLETION: 
 
 
 
 
H) COMPUTATIONS USED IN ARRIVING AT FISCAL ESTIMATE: 
 
 
 
 PLEASE LIST ANY COMMENTS ON REVERSE SIDE AND CHECK HERE  
 
 



NOTICES SENT TO FOR FILE 081570: 

 

NAME ADDRESS DATE NOTICE SENT 

Ald. Hamilton CC 5/12/10   

Ald. Coggs CC x   

Ald. Kovac CC x   

David Sivyer Forestry x   

Jeff Osterman LRB x   
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File #:  Version: 0091460

Status:Type: Resolution In Committee

File created: In control:3/2/2010 ZONING, NEIGHBORHOODS & DEVELOPMENT 
COMMITTEE

On agenda: Final action:

Effective date:

Title: Resolution approving a final Certified Survey Map for property located at 1807 East Morgan Avenue 
for creation of a new residential lot and dedication of land for public purposes, in the 14th Aldermanic 
District.

Sponsors: THE CHAIR

Indexes: CERTIFIED SURVEY MAPS

Attachments: Unexecuted Certified Survey Map.pdf, City Plan Commission Letter.pdf, Fiscal Note, Hearing Notice 
List

Action ByDate Action ResultVer. Tally

ASSIGNED TOCOMMON COUNCIL3/2/2010 0

REFERRED  TOZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

3/4/2010 0

HEARING NOTICES SENTZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

4/19/2010 0

HELD TO CALL OF THE CHAIRZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

4/27/2010 0 Pass 5:0

HEARING NOTICES SENTZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

5/12/2010 0
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Number
091460

Version
ORIGINAL

Reference

Sponsor
THE CHAIR

Title
Resolution approving a final Certified Survey Map for property located at 1807 East 
Morgan Avenue for creation of a new residential lot and dedication of land for public 
purposes, in the 14th Aldermanic District.

Analysis
This resolution approves a final Certified Survey Map that divides one parcel, a portion 
of which is located in the City of St. Francis, into two lots for future residential 
construction and dedicates land for public street purposes.

Body
Whereas, The Milwaukee Code of Ordinances, Chapter 119-5, Subdivision Regulations, 
requires City Plan Commission (“CPC”) approval, conditional approval or disapproval of 
all Certified Survey Maps (“CSMs”), which provide dedication of land to the City of 
Milwaukee (“City”) for public purposes; and

Whereas, The City received one final CSM, a copy of which is attached to this Common 
Council File, which dedicates land to the City for public purposes; and

Whereas, In compliance with the above-referenced chapter of the Milwaukee Code of 
Ordinances, CPC has reviewed and recommended approval of said CSM; now, therefore, be it

Resolved, By the Common Council of the City of Milwaukee, that the following CSM is 
approved:

OWNER’S NAME, DCD NO., TAX KEY NO.

Susan M. Ahl, DCD No. 2803, Tax Key No. 546-9979-110

Drafter
DCD:KDC:kdc
03/02/10/A
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April 14, 2010 
 
 
 
 
To the Honorable Common Council 
  Zoning, Neighborhoods and Development Committee 
City of Milwaukee 
 
Dear Committee Members: 
 
 File No. 091460 approves a final Certified Survey Map for property located at 1807 East Morgan 
Avenue for creation of a new residential lot and dedication of land for public purposes, in the 14th 
Aldermanic District. 
 
 This file approves a final Certified Survey Map that divides one parcel, a portion of which resides 
in the City of St. Francis, into two lots for future residential construction, and dedicates land for public 
street purposes. 
 
 Since the proposed final Certified Survey Map complies with City plans for the area, the City Plan 
Commission at its regular meeting on April 12, 2010, recommended approval of the subject file. 
 
 

Sincerely, 
 
 
 

Rocky Marcoux 
Executive Secretary 

City Plan Commission of Milwaukee 
 
 
 
cc: Ald. Zielinski 



CC-170 (REV. 6/86) 

CITY OF MILWAUKEE FISCAL NOTE 
 
 
A) DATE 03/02/10  FILE NUMBER:  
          Original Fiscal Note X  Substitute  
 
SUBJECT: Resolution approving a final Certified Survey Map for property located at 1807 East Morgan Avenue for creation of a new residential lot 

and dedication of land for public purposes, in the 14th Aldermanic District. 
 

 
 
B) SUBMITTED BY (Name/title/dept./ext.): Rocky Marcoux, Commissioner, DCD 
 
   C) CHECK ONE:  ADOPTION OF THIS FILE AUTHORIZES EXPENDITURES 
     ADOPTION OF THIS FILE DOES NOT AUTHORIZE EXPENDITURES; FURTHER COMMON COUNCIL ACTION 
  NEEDED.  LIST ANTICIPATED COSTS IN SECTION G BELOW. 
   
 X NOT APPLICABLE/NO FISCAL IMPACT. 
    
 
      D) CHARGE TO:  DEPARTMENT ACCOUNT(DA)  CONTINGENT FUND (CF) 
         CAPITAL PROJECTS FUND (CPF)  SPECIAL PURPOSE ACCOUNTS (SPA) 
         PERM. IMPROVEMENT FUNDS (PIF)  GRANT & AID ACCOUNTS (G & AA) 
         OTHER (SPECIFY)   
       
 
E) PURPOSE SPECIFY TYPE/USE ACCOUNT EXPENDITURE REVENUE SAVINGS 
SALARIES/WAGES:      
      
      
SUPPLIES:      
      
MATERIALS:      
      
NEW EQUIPMENT:      
      
EQUIPMENT REPAIR:      
      
OTHER:      
      
      
TOTALS      
 
 
F) FOR EXPENDITURES AND REVENUES WHICH WILL OCCUR ON AN ANNUAL BASIS OVER SEVERAL YEARS CHECK THE  
 APPROPRIATE BOX BELOW AND THEN LIST EACH ITEM AND DOLLAR AMOUNT SEPARATELY. 
  
         1-3 YEARS   3-5 YEARS  
                1-3 YEARS   3-5 YEARS  
                1-3 YEARS   3-5 YEARS  
        
 
G) LIST ANY ANTICIPATED FUTURE COSTS THIS PROJECT WILL REQUIRE FOR COMPLETION: 
 
 
 
 
H) COMPUTATIONS USED IN ARRIVING AT FISCAL ESTIMATE: 
 
 
 
 PLEASE LIST ANY COMMENTS ON REVERSE SIDE AND CHECK HERE  
 



NOTICES SENT TO FOR FILE : 091460 

 

NAME ADDRESS DATE NOTICE SENT 

Rocky Marcoux DCD 4/20/10 5/12/10  
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Legislation Details (With Text)

File #:  Version: 1091660

Status:Type: Ordinance In Committee

File created: In control:4/13/2010 ZONING, NEIGHBORHOODS & DEVELOPMENT 
COMMITTEE

On agenda: Final action:

Effective date:

Title: A substitute ordinance relating to a change in zoning from Multi-Family Residential to Two-Family 
Residential, on land located East of North 25th Street and North of West State Street, in the 4th 
Aldermanic District.

Sponsors: ALD. BAUMAN

Indexes: ZONING, ZONING DISTRICT 04

Attachments: Proposed Zoning Change Map.jpg, City Plan Commission Letter.pdf, Hearing Notice List

Action ByDate Action ResultVer. Tally

ASSIGNED TOCOMMON COUNCIL4/13/2010 0

REFERRED  TOZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

4/15/2010 0

DRAFT SUBMITTEDCITY CLERK4/27/2010 1

PUBLISHEDCITY CLERK4/27/2010 1

HEARING NOTICES SENTZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

5/12/2010 1

HEARING NOTICES SENTZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

5/12/2010 1
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Number
091660
Version
SUBSTITUTE 1
Reference

Sponsor
ALD. BAUMAN
Title
A substitute ordinance relating to a change in zoning from Multi-Family Residential to 
Two-Family Residential, on land located East of North 25th Street and North of West State 
Street, in the 4th Aldermanic District.
Analysis
This substitute ordinance changes the zoning for existing residential properties to be 
consistent with the Near West Side Area Comprehensive Plan.
Body
Resolved, That the Mayor and Common Council of the City of Milwaukee, do ordain as 
follows:

Part 1. There is added to the Milwaukee Code of Ordinances, a new section to read as 
follows:

Section 295-501.2(b).0003. The zoning map is amended to change the zoning for the 
properties at:

2424 West State Street, Tax Key Number 389-0741-110
2440 West State Street, Tax Key Number 389-0766-100
2446 West State Street, Tax Key Number 389-0765-000

from Multi-Family Residential (RM4) to Two-Family Residential (RT3).
Drafter
DCD:AJF:ajf
04/23/10
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May 4, 2010 
 
 
To the Honorable Common Council 
  Zoning, Neighborhoods and Development Committee 
City of Milwaukee 
 
Dear Committee Members: 
 
 File No. 091660 relates to a change in zoning from Multi-Family Residential (RM4) to Two-Family 
Residential (RT3) on land located east of North 25th Street and north of West State Street, in the 4th 
Aldermanic District. 
 
   This zoning change which was initiated by the City of Milwaukee to better reflect the single-family 
and two-family residential character of the properties at 2424, 2440 and 2446 West State Street and would 
ensure that, if developed in the future, the infill development would be consistent with existing character of 
the neighborhood and the Near West Side Comprehensive Area Plan recommendations. 
 
 On May 3, 2010, a public hearing was held and at that time nobody spoke in opposition. Since the 
proposed zoning change is consistent with the current uses of the sites and the surrounding neighborhood 
context, and is consistent with the Near West Side Plan recommendations, the City Plan Commission at its 
regular meeting on May 3, 2010 recommended approval of the subject file. 
 

Sincerely, 
 
 

Rocky Marcoux 
Executive Secretary 

City Plan Commission of Milwaukee 
 
cc: Ald. Robert Bauman 



NOTICES SENT TO FOR FILE: 091660 

 

NAME ADDRESS DATE NOTICE SENT 

Rocky Marcoux DCD 5/12/10   

See Attached List  x   
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Number
091567

Version
ORIGINAL

Reference
060961

Sponsor
THE CHAIR

Title
Resolution approving Amendment No. 1 to the Project Plan for Tax Incremental District No. 
70, 735 North Water Street, in the 4th Aldermanic District.

Analysis
This resolution fulfills the statutory requirements for amending the Project Plan for Tax 
Incremental District No. 70. The amendment to the Project Plan revises the scope of the 
private investment as it relates to the end use of the building located at 731 North 
Water Street. Given a change in the market, the originally proposed development of seven 
luxury condominium units has been modified to include the conversion of the building into 
a Gold’s Gym and retail, office and “gray box” condominium space. In addition, the 
incremental revenue will be applied to the first payback of the City’s $1,554,000 
contribution toward the Riverwalk rehabilitation, based on a 15-year amortization 
schedule. The grant to the balance of the project of $1.5 million remains unchanged with 
funds being advanced by the developer and recovered from incremental revenue only after 
the City has received sufficient funds based on the above payback schedule. This 
resolution authorizes the Commissioner of the Department of City Development, other 
public officials and the Redevelopment Authority of the City of Milwaukee to take such 
actions as are necessary to accomplish the objectives of the amended Project Plan and 
authorizes the City Comptroller to create the necessary and appropriate subaccounts for 
Plan implementation.

Body
Whereas, The Common Council of the City of Milwaukee (“Common Council”) adopted File No. 
060961 on September 5, 2007, which approved a Project Plan (“Plan”) and created Tax 
Incremental District No. 70, 735 North Water Street (“TID No. 70” or “District”); and

Whereas, Pursuant to Section 66.1105(4(h)(1), Wisconsin Statutes, the Redevelopment 
Authority of the City of Milwaukee (“Authority”) conducted a public hearing on Amendment 
No. 1 to the Project Plan for the District (“Amendment”), approved such Amendment by 
resolution and submitted such Amendment, a copy of which is attached to this Common 
Council File, to the Common Council for its approval; and

Whereas, Section 66.1105(4)(g) and (h)(1), Wisconsin Statutes, provides that an amendment 
to a Project Plan shall be approved by the Common Council with the adoption of a 
resolution, which contains findings that such amendment is feasible and in conformity 
with the Master Plan of the City of Milwaukee (“City”); now, therefore, be it

Resolved, By the Common Council of the City of Milwaukee, that it finds and determines as 
follows:

1. As implementation of the Project Plan for the District has proceeded, it has become 
necessary to address new redevelopment opportunities.

2. The Amendment retains the existing expenditure period for the District.

3. The Amendment updates File No. 060961 by directing the City Comptroller to establish 
the appropriate accounts within TID No. 70, Project Account No. 1910-TD07080000, to 
appropriate tax incremental collections equal to the City’s contributions to the 
Developer, as provided in the Term Sheet for this District, in such amounts as set forth in the Plan as shall be 
necessary to implement the Plan.

4. The Amendment revises the Economic Feasibility Study that is part of the Plan and 
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4. The Amendment revises the Economic Feasibility Study that is part of the Plan and 
makes related changes regarding project costs and financing; and, be it

Further Resolved, That Amendment No. 1 to the Project Plan for Tax Incremental District 
No. 70 is approved by the Common Council and that the Plan for said District, as amended, 
is feasible, in conformity with the Master Plan for the City and will promote the orderly 
development of the City; and, be it

Further Resolved, That:

1. The City Clerk is directed to notify the Wisconsin Department of Revenue, in such form 
as may be prescribed by said Department, of the approval of this Amendment pursuant to 
the provisions of Section 66.1105(5)(cm), Wisconsin Statutes.

2. The Commissioner of the Department of City Development, or his designee(s), is 
directed to act on behalf of the Common Council as coordinator of all TID-related 
activities, which, in his judgment, are necessary to carry out the Plan and intent of 
this resolution.

3. The Commissioners of the Department of City Development and Public Works and the City 
Engineer are directed to take such actions as are necessary, including execution of 
contracts to finance, design, engineer and construct the proposed improvements in 
accordance with the objectives of the approved Plan.

4. The City Comptroller, in conjunction with the Commissioner of the Department of City 
Development, is directed to perform such acts and to create such subaccounts as are 
necessary to maintain the fiscal control required to carry out the Plan and the intent of 
this resolution.

5. The Authority and all other City officials, departments, boards, authorities and 
commissions are requested, authorized and directed to take all necessary actions and to 
provide all necessary assistance, as may be needed by the above-identified officials, to 
carry out the Plan and intent of this resolution.

6. The City Clerk is directed to transmit a certified copy of this resolution, along with 
a copy of the Amendment, to the Commissioner of Public Works, the Commissioner of the 
Department of City Development, the Assessment Commissioner and the City Engineer for 
administrative and/or informational purposes and to the Joint Review Board established by 
Common Council File No. 84-202, adopted June 12, 1984, for review in accordance with the 
procedures and criteria set forth in Section 66.1105(4m), Wisconsin Statutes.

Drafter
DCD:AER:aer
03/24/10/A
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..Number 
091567 
..Version 
PROPOSED SUBSTITUTE A 
..Reference 
060961 
..Sponsor 
THE CHAIR 
..Title 
Substitute resolution approving Amendment No. 1 to the Project Plan for Tax 
Incremental District No. 70, 735 North Water Street, in the 4th Aldermanic 
District. 
..Analysis 
This substitute resolution fulfills the statutory requirements for amending 
the Project Plan for Tax Incremental District No. 70. The amendment to the 
Project Plan revises the scope of the private investment as it relates to the 
end use of the building located at 731 North Water Street. Given a change in 
the market, the originally proposed development of seven luxury condominium 
units has been modified to include the conversion of the building into a 
Gold’s Gym and retail, office and “gray box” condominium space. In addition, 
the incremental revenue will be applied to the first payback of the City’s 
$1,554,000 contribution toward the Riverwalk rehabilitation, based on a 15-
year amortization schedule. The grant to the balance of the project of $1.5 
million remains unchanged with funds being advanced by the developer and 
recovered from incremental revenue only after the City has received 
sufficient funds based on the above payback schedule. This resolution 
authorizes the Commissioner of the Department of City Development, other 
public officials and the Redevelopment Authority of the City of Milwaukee to 
take such actions as are necessary to accomplish the objectives of the 
amended Project Plan and authorizes the City Comptroller to create the 
necessary and appropriate subaccounts for Plan implementation. 
..Body 
Whereas, The Common Council of the City of Milwaukee (“Common Council”) 
adopted File No. 060961 on September 5, 2007, which approved a Project Plan 
(“Plan”) and created Tax Incremental District No. 70, 735 North Water Street 
(“TID No. 70” or “District”); and 
 
Whereas, Pursuant to Section 66.1105(4)(h)(1), Wisconsin Statutes, the 
Redevelopment Authority of the City of Milwaukee (“Authority”) conducted a 
public hearing on Amendment No. 1 to the Project Plan for the District 
(“Amendment”), approved such Amendment by resolution and submitted such 
Amendment, a copy of which is attached to this Common Council File, to the 
Common Council for its approval; and 
 
Whereas, Section 66.1105(4)(g) and (h)(1), Wisconsin Statutes, provides that 
an amendment to a Project Plan shall be approved by the Common Council with 
the adoption of a resolution, which contains findings that such amendment is 
feasible and in conformity with the Master Plan of the City of Milwaukee 
(“City”); now, therefore, be it 
 
Resolved, By the Common Council of the City of Milwaukee, that it finds and 
determines as follows: 
 
1. As implementation of the Project Plan for the District has proceeded, it 
has become necessary to address new redevelopment opportunities. 
 
2. The Amendment retains the existing expenditure period for the District. 



 
3. Relative to the $1.5 million development funded gap financing provided for 
in the Plan, a variance is authorized from the procedures of Common Council 
File No. 68-461-x, being the Guidelines for the Control of Capital 
Expenditures. 
 
4. The Amendment updates File No. 060961 by directing the City Comptroller to 
establish the appropriate accounts within TID No. 70, Project Account No. 
1910-TD07080000, to appropriate tax incremental collections equal to the City 
contributions to the developer, as provided in the Term Sheet for this 
District, in such amounts as set forth in the Plan as shall be necessary to 
implement the Plan. 
 
5. Relative to the balance of funding provided for in the Plan for Riverwalk 
restoration and City administration, in an amount of $1,673,992, the City 
Comptroller is directed to transfer the sum of $1,673,992, plus $167,400 in 
capitalized interest, from the Parent TID Account No. TD07080000, for the 
purpose of providing the necessary funding for this component of the Plan. 
 
6. The Amendment revises the Economic Feasibility Study that is part of the 
Plan and makes related changes regarding project costs and financing; and, be 
it 
 
Further Resolved, That Amendment No. 1 to the Project Plan for Tax 
Incremental District No. 70 is approved by the Common Council and that the 
Plan for said District, as amended, is feasible, in conformity with the 
Master Plan for the City and will promote the orderly development of the 
City; and, be it 
 
Further Resolved, That: 
 
1. The City Clerk is directed to notify the Wisconsin Department of Revenue, 
in such form as may be prescribed by said Department, of the approval of this 
Amendment pursuant to the provisions of Section 66.1105(5)(cm), Wisconsin 
Statutes. 
 
2. The Commissioner of the Department of City Development, or his 
designee(s), is directed to act on behalf of the Common Council as 
coordinator of all TID-related activities, which, in his judgment, are 
necessary to carry out the Plan and intent of this resolution. 
 
3. The Commissioners of the Department of City Development and Public Works 
and the City Engineer are directed to take such actions as are necessary, 
including execution of contracts to finance, design, engineer and construct 
the proposed improvements in accordance with the objectives of the approved 
Plan. 
 
4. The City Comptroller, in conjunction with the Commissioner of the 
Department of City Development, is directed to perform such acts and to 
create such subaccounts as are necessary to maintain the fiscal control 
required to carry out the Plan and the intent of this resolution. 
 
5. The Authority and all other City officials, departments, boards, 
authorities and commissions are requested, authorized and directed to take 
all necessary actions and to provide all necessary assistance, as may be 
needed by the above-identified officials, to carry out the Plan and intent of 
this resolution. 



 
6. The City Clerk is directed to transmit a certified copy of this 
resolution, along with a copy of the Amendment, to the Commissioner of Public 
Works, the Commissioner of the Department of City Development, the Assessment 
Commissioner and the City Engineer for administrative and/or informational 
purposes and to the Joint Review Board established by Common Council File No. 
84-202, adopted June 12, 1984, for review in accordance with the procedures 
and criteria set forth in Section 66.1105(4m), Wisconsin Statutes. 
..Drafter 
DCD:AER:aer 
05/17/10 



 
 
 

AMENDMENT NO. 1 
 

PROJECT PLAN FOR TAX INCREMENTAL FINANCING DISTRICT NO. 70 
(“735 N Water Street”) 

 
CITY OF MILWAUKEE 

 
 
 
 

Public Hearing Held: March 18, 2010 
 

Redevelopment Authority Adopted: March 18, 2010 
 

Common Council Adopted:  
 

Joint Review Board Approval: 



AMENDMENT NO. 1 to the PROJECT PLAN for  
TAX INCREMENTAL FINANCING DISTRICT NUMBER 70 

CITY OF MILWAUKEE 
(735 N Water Street) 

 
Introduction 
  
 Section 66.1105(4)(h)(1), Wisconsin Statutes, permits the Redevelopment Authority, subject to 
the approval of the Common Council, to amend the project plan for a tax incremental financing district. 
 
 The Common Council created Tax Incremental District Number 70 in 2007 for the purpose of 
facilitating the redevelopment efforts of the buildings located at 731 - 735 North Water Street and the 
property’s associated Riverwalk along the Milwaukee River.  This amendment will modify the scope of 
the private investment as it relates to the end use of the building at 731 N Water Street.  It was originally 
anticipated that the building at 731 North Water Street would be converted to a parking garage and seven 
luxury condominiums.  Given a significant change in the market, the proposed development program now 
includes a conversion of the building into a Gold’s Gym and retail, office and “gray box” condominium 
spaces. 
 
 The City will provide $1.5 million of gap financing to assist in the redevelopment of the 735 
North Water Street office structure.  This building consists of 291,000 sf of office space with a current 
vacancy rate of 35%.  All funding for this component of the TID will be advanced by the 
developer/owner of the building and be repaid, with interest at the City’s cost of funds.  In addition to gap 
financing, the City will provide up to $1,553,992 for the renovation of 480 linear feet of Riverwalk.  
Funding for this component will be advanced by the City and be repaid from the future incremental 
revenue generated by the project.   
 
 In summary, Amendment No. 1 to the Project Plan will provide $3,053,992 for the purposes of 
renovating 480 linear feet of Riverwalk and to assist in the redevelopment of the buildings at 731-735 
North Water Street.  In addition, the Project Plan will fund $120,000 for administration purposes and 
$167,400 for capitalized interest. 
 
 This amendment is submitted in fulfillment of the requirements of section 66.46, Wisconsin 
Statutes. 
 
Amendments to the Project Plan: 
 
 The following amendments are made to the Project Plan.  All other sections of the Plan remain 
unchanged. 
 
Add to section II.B.3 “Description of Timing and Methods of Financing”: 
 
 a. Estimated Timing of Project and Financing Costs  

    
Year Estimated Project Costs  Cumulative Total   

2010-2011 $3,341,000  $3,341,000   
      

  
 b. Estimated Method of Financing Project Costs 



 
The Gap Financing component will be funded by the developer, at the City’s cost of funds.  The 
Riverwalk component, administration will be funded by the General Obligation Bonds. 

 
  Add to section II.B.4. “Economic Feasibility Study”: 
 

The Economic Feasibility Study for this District, prepared by S.B. Friedman & Company and 
titled Updated Economic Feasibility Report Tax Increment District No. 70, dated March 11, 
2010, is attached hereto. 

 
Based upon the anticipated tax incremental revenue to be generated by this project, the District is 
financially feasible and is likely to be retired on or before the year 2033 (TID year 26). 

 
 
Add to section III. EXHIBITS: 
 
1. Term Sheet (attached) 
2. Feasibility Study (attached) 
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AMENDMENT NO. 1 to the PROJECT PLAN for  

TAX INCREMENTAL FINANCING DISTRICT NUMBER 70 

CITY OF MILWAUKEE 

(735 N Water Street) 

 
Introduction 

  

 Section 66.1105(4)(h)(1), Wisconsin Statutes, permits the Redevelopment Authority, subject to 

the approval of the Common Council, to amend the project plan for a tax incremental financing district. 

 

 The Common Council created Tax Incremental District Number 70 in 2007 for the purpose of 

facilitating the redevelopment efforts of the buildings located at 731 - 735 North Water Street and the 

property’s associated Riverwalk along the Milwaukee River.  This amendment will modify the scope of 

the private investment as it relates to the end use of the building at 731 N Water Street.  It was originally 

anticipated that the building at 731 North Water Street would be converted to a parking garage and seven 

luxury condominiums.  Given a significant change in the market, the proposed development program now 

includes a conversion of the building into a Gold’s Gym and retail, office and “gray box” condominium 

spaces. 

 

 The City will provide $1.5 million of gap financing to assist in the redevelopment of the 735 

North Water Street office structure.  This building consists of 291,000 sf of office space with a current 

vacancy rate of 35%.  All funding for this component of the TID will be advanced by the 

developer/owner of the building and be repaid, with interest at the City’s cost of funds.  In addition to gap 

financing, the City will provide up to $1,553,992 for the renovation of 480 linear feet of Riverwalk.  

Funding for this component will be advanced by the City and be repaid from the future incremental 

revenue generated by the project.   

 

 In summary, Amendment No. 1 to the Project Plan will provide $3,053,992 for the purposes of 

renovating 480 linear feet of Riverwalk and to assist in the redevelopment of the buildings at 731-735 

North Water Street.  In addition, the Project Plan will fund $120,000 for administration purposes. 

 

 This amendment is submitted in fulfillment of the requirements of section 66.46, Wisconsin 

Statutes. 

 

Amendments to the Project Plan: 

 

 The following amendments are made to the Project Plan.  All other sections of the Plan remain 

unchanged. 

 

Add to section II.B.3 “Description of Timing and Methods of Financing”: 

 

 a. Estimated Timing of Project and Financing Costs  

    

Year Estimated Project Costs  Cumulative Total   

2010-

2011 $3,236,000  $3,236,000   

    
 

 

   

 b. Estimated Method of Financing Project Costs 

 



The Gap Financing component will be funded by the developer, at the City’s cost of funds.  The 

Riverwalk component, administration will be funded by the General Obligation Bonds. 

 

  Add to section II.B.4. “Economic Feasibility Study”: 

 

The Economic Feasibility Study for this District, prepared by S.B. Friedman & Company and 

titled Updated Economic Feasibility Report Tax Increment District No. 70, dated March 11, 

2010, is attached hereto. 

 

Based upon the anticipated tax incremental revenue to be generated by this project, the District is 

financially feasible and is likely to be retired on or before the year 2033 (TID year 26). 

 

 

Add to section III. EXHIBITS: 

 

1. Term Sheet (attached) 

2. Feasibility Study (attached) 
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Amendment No. 1 to Term Sheet 
735 N Water 

Development Agreement 
 
 

Project: The “Project” consists of substantial renovations/retrofits to 
the existing 731 and 735 North Water Street buildings.  The improvements 
to 735 North Water Street include installation of fire suppression systems, a 
connection to the Milwaukee Skywalk system, façade renovations, the 
preservation of the building’s cornice and the creation of a new restaurant 
space.  The program for 731 North Water Street includes asbestos removal 
and abatement, construction of a Gold’s Gym on Floors 2 through 5 and the 
construction of improvements to Floors 1, 6, & 7 to convert them into retail, 
office and “gray box” condo spaces.   

 
This Tax Incremental District (“the District”) will fund the repair of a 
Riverwalk of approximately 480 feet in length.  The design will be consistent 
with the Riverlink Design Guidelines and may include railings, harp lights 
and medallions in the walking surface.  The estimated cost for this repair is 
approximately $1.55 million. 
 
In addition, the District will provide gap financing for the office component 
of the Project in the amount of $1.5 million.  The entire Project will be 
constructed by the Developer. 

 
Project Budget: Total estimated project costs for the Project, excluding financing, are 

approximately $19,106,919.   
 
Developer: Compass Properties 
 
City Contribution: The City shall provide a contribution from the Tax Incremental District in 

the amount not to exceed $3,054,000, excluding financing costs and City 
administration and inspection costs.  Of this total: 

 $1.5 million will be financed by the Developer, and repaid by the City 
from incremental property taxes generated annually by the Project, 
with an interest rate of 4%, subject to the repayment of the City’s 
Riverwalk contribution, as provided below.  

 Up to $1,554,000 will be funded by the City from bond proceeds, and 
made available to the Developer to reimburse actual costs, incurred 
pursuant to the proposed Riverwalk repairs. 

 The incremental revenue will first be applied to amortizing the 
Riveralk costs over a period of 15 years.  Any excess incremental 
revenue will be applied to the remaining $1.5 million related to the 
developer financed portion of the TID contribution. 

 
Disbursements: Prior to disbursement of City funds to the Developer, the following actions 

must occur. 
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A.   A final budget for the Project, including total costs of the Riverwalk 

and the proposed improvements to 731 and 735 N Water Street 
(hard and soft costs) shall have been approved in writing by the City’s 
Commissioner of City Development, (the “Commissioner”). 

 
B. The Developer shall have received all federal, state and local agency 

approvals that are necessary to undertake the construction of the 
project. 

 
C. The Commissioner shall have approved the final plans and 

specifications for the Project. 
 
D. The Commissioner shall have approved all the contracts to be 

entered into by the Developer to undertake the construction of the 
Riverwalk and the office redevelopment. 

 
E. The architect or engineer shall have certified in writing to the 

Commissioner that the work that is subject to the draw request has 
been completed in accordance with the Commissioner-approved 
plans and specifications and the Riverwalk and the office 
redevelopment costs have been fully substantiated by the Developer 
on appropriate AIA forms, such as AIA Document G702. 

 
F. The Commissioner shall have received and approved a signed EBE 

Agreement for the entire Project. 
 
G. The City shall have received all necessary Grants of Easements, in the 

approved form for the Riverwalk. 
 
H. The Developer shall have completed the Project and certified 

developer’s contribution under the Cooperation, Contribution and 
Development Agreement. 

 
I. Payment requests shall be presented to the Commissioner by 

Developer no more frequently than once a month and City 
Contribution shall be disbursed pursuant to procedures approved by 
the Commissioner. 

 
Responsibilities: Developer will construct the Project, pay its portion of construction costs, 

own, operate and maintain those portions of the Riverwalk located on its 
property, including the public Riverwalk, dock wall and handicap accessible 
facilities either through BID #15 allocation or on its own. 

 
 Developer will deliver and the City will accept a permanent, public access 

easement for the Riverwalk. 
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Competitive 
Bidding: Contracts for work funded by the City shall be bid out by the Developer and 

the bidder chosen by the Developer must be reasonably approved by the 
Commissioner. 

 
Prevailing Wage: The Developer and Developer’s contractors shall pay prevailing wages for 

construction of the Riverwalk and agree to provide reports specified by the 
Commissioner. 

 
Development 
Agreement: The City, Developer and RACM shall enter into a development agreement 

(“Development Agreement”) containing terms consistent with this Term 
Sheet and customary for such development agreements.  The Development 
Agreement may not be collaterally assigned to a third party without the 
written consent of the Commissioner.  A clause shall be included that allows 
the City to recapture a portion of the Historic Tax Credit proceeds (if they 
are ever claimed) to recoup the City’s “gap-financing” grant to the project.  

 
PILOT Payments: The Development Agreement will require payments in lieu of taxes with 

respect to any parcel or building within the District that subsequently 
becomes exempt from real property taxes.  This provision shall be 
incorporated into a covenant running with the land. 

 
Financial  
Statements: Developer shall provide internally generated financial statements for the 

Project, certified as to accuracy.  At its discretion, the City may request 
independently audited financial statements to be provided within ninety days 
of the close of any fiscal year.  The City shall pledge to hold such records 
confidential to the greatest extent permitted by the law. 

 
Design Review: The Commissioner shall have the right to approve all plans and specifications 

for all work funded in whole or in part by the City in addition to final plans 
for the exterior renovations on Water Street and the Milwaukee River. 

 
 
Human Resources 
Requirements: The Developer shall enter into an EBE agreement that places a mandatory 

18% EBE requirement and a 21% Residents Preference requirement on the 
Project.  This requirement fulfills the human resource requirements which 
were in place at the time TID No. 70 was created.  Not withstanding the 
foregoing in completing the Riverwalk the human resource requirements 
applicable to City projects undertaken by the Department of Public Works 
shall be fulfilled.    

 
 
Developer 
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Financing: City, RACM and Developer shall structure the City contribution based on 
the parameters described in “City Contribution” above.  The Development 
Agreement shall be structured as a Cooperation Contribution and 
Redevelopment Agreement in a form customary for a transaction involving a 
Developer Financed TID component, and shall provide for the payment of 
interest on the Developer-financed component at the City’s cost of funds as 
determined by the City Comptroller at the time of execution of the 
Development Agreement. 

 
 
General This Term Sheet does not constitute a binding agreement.  The terms set 

forth herein and other provisions customary for a transaction of this sort 
shall be incorporated in one or more agreements, including the Development 
Agreement mentioned above, among the City, RACM, and Developer.  
Resolutions approving the Term Sheet will also provide for the execution of 
all additional documents and instruments necessary to implement the Project. 

 
 All other customary provisions (Comptroller audit rights, DCD 

Commissioner review and approval of project budget and design, etc.) will 
also be included in the Development Agreement. 

 
 
 
 
 
AR 3/12/10 
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S. B. Friedman & Company 
221 N. LaSalle Street 

Chicago, IL 60601-1302 
Phone: 312/424-4250; Fax: 312/424-4262 

 
www.friedmanco.com 



 

S. B. Friedman & Company 1 Development Advisors 

1.  Project Description and Study Approach 
 
Project Description 
 
Compass Properties (“the Developer”) is proposing the renovation of the 731 and 735 North 
Water Street properties (“the Project”), located directly on the Milwaukee River between 
Wisconsin Avenue and Mason Street. These two properties make up the Tax Increment Finance 
District (“TID”) #70, which was created in 2007.  The 731 North Water Street Building (“731 
Building”) will include a Gold’s Gym, office space, and ground-floor retail. The partially 
occupied 735 North Water Street Building (“735 Building”) contains only office space. 
Together, these two buildings will include the following program components at completion of 
the proposed core program of renovation activity (“Core Program”) and a possible subsequent 
phase (“Additional Program”): 
 
Table 1: Development Program Summary 
Project Component (Area)  731 Building  735 Building  Project Total 
CORE PROGRAM          
  Office  8,400  293,000  301,400 
  Gold's Gym    38,000     38,000 
  Retail  3,500     3,500 
  Valet Parking Area (Spaces)  5     5 
ADDITIONAL PROGRAM          
  Office  7,842     7,842 
Total Development Area  57,742  293,000  350,742 
Source: Compass Properties 
 
Construction costs for the 731 Building are estimated at $9.3 million, and construction costs for 
the 735 Building are estimated at $6.4 million, for a total construction budget of $15.7 million. 
These costs include both additions to the Project program and general rehab work: 
 
Program Additions: 

• 6th Floor office space in 731 Building 
• Gold’s Gym in 731 Building 
• Retail space in 731 Building 
• Valet parking area in 731 Building 
• Skywalk construction in 731 Building 
• Mezzanine-level office space in 735 Building 

 
General Rehab Components: 

• Demolition and asbestos abatement in 731 Building 
• Sustainability and life safety in both 731 and 735 Buildings 
• Riverwalk repairs in both 731 and 735 Buildings 
• Tenant improvements necessary to facilitate lease-up of the vacant portion of the 735 

Building 
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In addition to these Core Program elements, the Developer indicates that the 7th floor of the 731 
Building will be built out to a “grey box” condition, with the ultimate intention of converting it 
to either commercial or residential space. This final conversion (the Additional Program) may be 
undertaken by one or more third party developers.  
 
Proposed Assistance 
 
The City of Milwaukee (“City”) is contemplating TID expenditures of $3.236 million, including 
project assistance of $1.5 million in gap financing, $1,554,000 to renovate the adjacent 
Riverwalk, and an additional $182,000 in City contingencies and administrative costs. This 
assistance was initially negotiated in 2007 at the time of initial TID creation. However, the 
Developer’s proposed redevelopment program has changed, principally with respect to the 731 
Building. The purpose of this Economic Feasibility Analysis is to determine whether the current 
development program can support this proposed level of TID expenditures as originally 
contemplated. 
 
Additional detail on the proposed City assistance parameters is included in the “Projected 
Amortization of TID Debt” section in Chapter 3.   
 
SBFCo reviewed and considered the following key factors affecting the TID feasibility of the 
proposed project: 

 
• Assessment techniques and assumptions likely to be used as a basis for property taxation, 

based on key informant interviews with the City of Milwaukee Assessor’s Office  
• Real property assessment data from the City Assessor’s Office on the two taxkeys within 

TID 70 
• Real property assessment data for other comparable properties elsewhere in Milwaukee 

to validate the potential assessed valuation of the project 
• Potential bonding assumptions as provided by DCD and the Office of the City 

Comptroller to be used in evaluating financing capacity 
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2.  Need for Financial Assistance 
 
SBFCo conducted a high-level comparison between the Project as currently proposed and the 
original 2007 proposal to assess any major changes that might affect the need for City financial 
assistance. The major issues affecting economic feasibility are as follows: 
 

• The aggregate amount of proposed Core Program investment by the Developer appears 
similar to the prior iteration of the redevelopment program ($16.2 million in combined 
hard renovation costs for the 731 and 735 Buildings  as compared to $17.5 million in the 
prior 2007 iteration). Table 2 on the following page shows the Developer’s budget for 
the Core Program. 
 

• The major proposed revenue-generating improvements in the 731 Building are now 
commercial space (Gold’s Gym) and ancillary spec commercial space as opposed to 
higher-value residential condominium units. 
 

• Instead of constructing revenue-generating parking on-site, the Developer is now 
proposing to add valet service. This service would use 5 newly constructed staging spaces 
on-site, and place vehicles in rented spaces in area garages. The Developer anticipates 
operating this service on a breakeven basis, where the markup over area parking rental 
rates charged to patrons would be sufficient to cover the costs of providing the service. 
 

• The Developer appears to have leased a net total of 22,000 additional square feet of the 
existing office space in the 735 Building over the 2006 initial occupancy of about 
171,000 square feet, for a current total of 193,000 square feet of occupancy. The pro 
formas used to analyze the proposed project in 2007 assumed that the 735 Building 
would reach stabilized occupancy at about 260,000 square feet in 2010. The Project 
therefore has lagged substantially behind pro forma with respect to occupancies. Further, 
due to current economic conditions, it will likely require several years for the Project to 
reach stabilized occupancy, and stabilization may occur at a lower level than the 90% 
assumed in 2007. 

 
Based on these factors, it appears that the City’s original rationale for providing financial 
assistance of $1.5 million in gap financing and $1,554,000 in Riverwalk reconstruction to the 
project remains valid in light of the Developer’s current proposal and the economic conditions 
experienced by the Project since the original creation of the TID and negotiation of the TID 
assistance package. 
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Table 2: Developer Proposed Budget: Core Program

Development Costs
USES 731 Building 735 Building Total

Hard Costs
Demolition and Abatement 1,402,972$             1,402,972$                 
Skywalk Connection 320,255$                320,255$                    
Sustainability and Life Safety 1,689,450$             1,013,555$             2,703,005$                 
Construction/Conversion/Tenant Build Out 4,165,725$             2,171,000$             6,336,725$                 
Façade Renovation 918,855$                2,840,540$             3,759,395$                 
Riverwalk Renovation 800,000$                754,000$                1,554,000$                 
Total Hard Costs 9,297,257$             6,779,095$             16,076,352$               

Soft Costs
Architecture and Engineering 307,618$                85,739$                  393,357$                    
Sales/Leasing/Marketing 109,258$                190,742$                300,000$                    
Holding Costs/Interest During Construction 86,748$                  63,252$                  150,000$                    
Taxes During Construction 104,097$                75,903$                  180,000$                    
Capitalized Interest Estimate 187,954$                137,046$                325,000$                    
City Fees 104,097$                75,903$                  180,000$                    
Lease Up/Carryp/ y 72,839$                  , 127,161$                , 200,000$                     ,
Contingency 753,093$                549,117$                1,302,210$                 
Total Soft Costs 1,725,703$             1,304,864$             3,030,567$                 

Developer Overhead/Project Management 464,863$                338,955$                803,818$                    

TOTAL USES 11,487,823$        8,422,913$          19,910,737$           
Source: Compass Properties
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3.  Incremental Property Tax Revenues 
 
In order to evaluate the time frame of repayment for the proposed $3.236 million City TID 
contribution, SBFCo projected future incremental real property tax revenues to be generated by 
the Project. These projected revenues were then used to estimate the time frame for amortization 
of the associated TID-supported issuances of City bonds.  
 
TID Projection Assumptions and Methodology 
 
Table 3 on the following page shows SBFCo’s projections of incremental real property taxes for 
TID 70.  These projections indicate total undiscounted tax collections of about $6.8 million 
between 2010 and 2034. This represents a substantial reduction from the original projection of 
$13.7 million at the time the TID was initially created. The reduction appears to be primarily 
attributable to: 
 

• Slower than anticipated leaseup of the 735 Building; and 
 

• Replacement of for-sale residential condominium space in the 731 Building (valued at 
$325/sf in the 2007 projections) with commercial space with projected assessed value of 
$100-124 per square foot) 
 

 The key assumptions and methods used to develop these projections are described below. 
 
For the purposes of this analysis, SBFCo disregarded personal property, which has remained 
relatively constant since the creation of the TID. The enclosed projections use the 2007 Base 
Real Property Value of $12 million in place at the time the TID was created. 
 
Sources of TID Revenue 
 
The different components of the projected TID revenue stream are described below. 
 

• 731 North Water Street Building. The 731 Building occupies one taxkey. It is currently 
vacant and is anticipated to generate incremental revenue through increased tax revenues 
from the proposed renovation and occupancy by Gold’s Gym, new office, and ground-
floor retail tenants. 
 

• 735 North Water Street Building. The 735 Building occupies one taxkey and is 
anticipated to continue to generate increment through its existing office use, which is 
currently 65% occupied. Build-out of additional space on the mezzanine level, the 
addition of valet parking service, general building life safety upgrades, and the addition 
of a gym amenity in the 731 Building are expected to increase the building’s occupancy 
level and therefore result in additional TID revenues. 
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Table 3: Total Projected Real Property Value and Incremental Revenue

Inputs and Assumptions:
2007 Base Real Property Value of TID 12,000,000$    
2007 Base Real Property Value of 735 N. Water St. 11,000,000$    
2007 Base Real Property Value of 731 N. Water St. 1,000,000$       
2009 Net Tax Rate 2.598%
Tax Levy Rate: 10 yr compound rate of decline 1.62%
Annual Inflation Rate 1.50%

1 2007 ‐$                    ‐$                    ‐$                   
2 2008 ‐$                    ‐$                    ‐$                   
3 2009 1.00 14,568$             ‐$                    14,568$            
4 2010 1.02 12,029$             ‐$                    12,029$            
5 2011 1.03 16,229$             383$                   16,612$            
6 2012 1.05 42,275$             113,795$           156,070$          
7 2013 1.06 68,185$             119,028$           187,213$          
8 2014 1.08 93,961$             124,241$           218,202$          
9 2015 1 09 119 603$ 124 422$ 244 026$

Incremental 
Revenue: 735 
N. Water

Incremental 
Revenue: 731 
N. Water

Total TID 
Incremental 
RevenueTID Year Assmt Year

Inflation 
Factor

9 2015 1.09 119,603$            124,422$           244,026$          
10 2016 1.11 123,319$            151,791$           275,110$          
11 2017 1.13 126,967$            151,921$           278,888$          
12 2018 1.14 130,547$            152,046$           282,593$          
13 2019 1.16 134,061$            152,165$           286,226$          
14 2020 1.18 137,511$            152,278$           289,788$          
15 2021 1.20 140,896$            152,386$           293,282$          
16 2022 1.21 144,219$            152,488$           296,707$          
17 2023 1.23 147,480$            152,585$           300,065$          
18 2024 1.25 150,680$            152,677$           303,356$          
19 2025 1.27 153,820$            152,763$           306,583$          
20 2026 1.29 156,901$            152,845$           309,746$          
21 2027 1.31 162,556$            155,438$           317,994$          
22 2028 1.33 168,296$            158,069$           326,366$          
23 2029 1.35 174,122$            160,741$           334,863$          
24 2030 1.37 180,036$            163,452$           343,487$          
25 2031 1.39 186,038$            166,204$           352,241$          
26 2032 1.41 192,130$            168,997$           361,127$          
27 2033 1.43 198,313$            171,832$           370,145$          

2034 204,590$            174,710$           379,299$          
Total Proceeds, 2010‐2034 3,364,762$         3,477,255$        6,842,017$       
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Core Program Phasing 
 
The Milwaukee Assessor’s Office conducts annual real property assessments that are effective 
January 1 of each year. The January 1 assessment reflects the status of the real property at that 
time. Table A-1 in the appendix of this report illustrates the phasing assumptions used to project 
TID revenues and calculate amortization. 
 

• Gold’s Gym in 731 Building: Construction is estimated to be completed by October 1, 
2010, with Gold’s Gym taking occupancy in November, 2010. Therefore, it is likely to 
stabilize at its full value by January 1, 2011. 
 

• 6th Floor Office Space in 731 Building: Construction is estimated to be completed in 
September of 2011. SBFCo does not expect this space to be fully leased until the office 
space in the 735 Building reaches a stabilized occupancy rate of 85% in 2014. Based on 
conversations with the Milwaukee Assessor, we project that between 2010 and 2014 the 
office space in the 731 Building will be partially assessed at approximately 35% of its 
anticipated stabilized value. By January 1, 2015 the space is expected to fully stabilize. 

 
• Retail in 731 Building: Construction is estimated to be completed in September of 2011. 

SBFCo assumed that the 3,500 square foot retail space will be leased up over a two-year 
period and will reach stabilized occupancy by January 1, 2013. Therefore, in 2012 we 
assumed a partial assessment that reflects 50% of the occupancy and full assessment in 
2013.  
 

• Office Space in 735 Building: The life safety upgrades are projected to be completed in 
September, 2010, while the Skywalk and improvements to lobby and common areas are 
expected to be completed in January, 2011. The Developer expects these various 
improvements to increase the marketability of the property and expects to increase the 
overall office occupancy from the current 66% to an ultimate stabilized level of 85%. We 
project that this future lease-up will take place over four years, with the first new value 
recognized in 2011. We assume that the property will stabilize by January 1, 2014. We 
are currently working with the Developer to obtain additional rent roll and lease prospect 
information to further refine and back up these assumptions. 
 

Additional Program Components Included in TID Projections 
 
As described in Chapter 1, the Developer indicates that the 7th floor of the 731 Building will be 
brought to a development-ready “grey box” conditions as part of the Core Program of 
investment. Depending on market conditions and opportunities, the Developer may elect to build 
these spaces out as leasable commercial area (most likely office) or sell them to third parties as 
commercial or residential condos.  Based on SBFCo’s experience with the Milwaukee City 
Assessor’s assessment practices, we believe that leased commercial space would result in the 
lowest incremental property tax revenue stream, while residential condo would result in the 
highest.  
 
The Additional Program space is included in the TID projections as follows: 
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• It is assumed to be built out as leased office space (the lowest value land use category if 

the spaces are improved) 
 

• The taxable value from this office conversion is added to the projections in 2015, the 
same year that the 6th floor office space is added, and after full stabilization of the 735 
building is assumed. This limits the amount of office absorption assumed in any given 
year to 16,000 square feet or less. 

 
Other Key Assumptions 
 

• Tax Rate.  Our analysis considered historical trends in the overall City of Milwaukee 
property tax rate over the past 5, 10, 15, and 20-year periods.  The tax rate has trended 
downward over all of these analysis periods at compound annual rates ranging from 
about 1.4% (20-year history) to 3.6% (10-year history).  For our analysis, SBFCo used 
the 2009 tax rate of 2.598% ($25.98 per $1,000 of value) and a subsequent annual 
decline in rate of 1.62%, the compound annual rate of decline for the past 10 years. This 
decline is assumed to continue through 2025, beyond which point the rate is assumed to 
remain level at 2%.   

 
• Valuation Approach. The following assumptions and methodologies were used to 

project future real property valuations for the purposes of estimating TID revenue: 
 

 Gold’s Gym Valuation: SBFCo consulted with the Milwaukee Assessor’s Office, 
which indicated it would likely use an income-based method to value the 
property. Because the Developer is not charging Gold’s Gym rent for the first 18 
months of its occupancy, the Assessor’s Office would likely calculate a pro-rated 
“effective rent,” which is the total rent Gold’s Gym will pay over the course of its 
occupancy, divided by the full lease term. The Assessor’s Office indicated that it 
would apply this effective rent to its property valuation and suggested using a 
vacancy rate of 13%, a reserves/replacement rate of 10%, and a cap rate of 9.5%. 
In turn, these calculations yield an anticipated real property value of 
approximately $124 per square foot. To benchmark this value, SBFCo worked 
with a local subcontractor, American Design, to identify comparable gym 
properties in the City and Milwaukee County and collect assessment data for 
these comparable properties. This research yielded a range in assessed values 
from $65 to $144 per square foot. This observed range appears reasonably 
consistent with the valuation reached through the income approach. 
 

 Retail Valuation: Consistent with assumptions used in prior downtown 
Milwaukee TID projections, SBFCo assumed a real property value of $111 per 
square foot for other retail space within the Project. 
 

 731 6th and 7th Floor Office Valuation: The Milwaukee Assessor’s Office 
indicated that it would currently value the unfinished leasable space in the 731 
Building (after completion of asbestos abatement) at approximately $35 per 
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square foot. SBFCo assumed the average of these two values, $35 per square foot, 
for this office space until it is anticipated to be leased and occupied in 2015, per 
the phasing assumptions described above. When the space is built-out and 
stabilized, the Assessor’s Office indicated that it would expect an annual gross 
rent of $18 per square foot and expenses of approximately $7 per square foot. The 
Assessor’s Office also suggested using a 7.0% base cap rate, and SBFCo added an 
approximate average property tax rate of 2.3% to generate a “tax-loaded cap rate.” 
In turn, these calculations yield an anticipated office space valuation of 
approximately $98 per square foot. 

 
 Valet Staging Area Valuation: The Assessor’s Office indicated that it would 

likely value the valet staging area at $15,000 per space, based on comparable 
parking areas in downtown Milwaukee. 

 
 735 Office Valuation: The property was 65% occupied at the time of the 2009 

assessment of $11,463,000. Our projections assume that the proposed building 
renovations and the increased amenity package in terms of new retail and gym 
space will eventually allow the developer to achieve a stabilized occupancy rate 
of 85%. This higher occupancy rate would then correspond to a real property 
value increase to approximately $14,990,100, or $51 per square foot. 

 
• Real Property Value Growth.  SBFCo’s projections assume 1.5% annual growth in real 

property assessments for all properties included in the TID projection.   
 
 
 Projected Amortization of TID Debt 
 
SBFCo evaluated the time frame over which the total requested TID funding could be amortized 
using the available sources of funds. The original deal structure negotiated between the City and 
Developer calls for the gap financing components ($1.5 million) to be front-funded by the 
Developer, and the Riverwalk portions funded by the City on a reimbursement basis upon their 
completion using the City’s traditional TID bonding mechanism. Under this structure, TID 
revenues are to be allocated on a parity basis between the City and the Developer to amortize 
their respective up-front financings. The Developer is entitled to interest on the Developer-
funded portion based on the City’s cost of funds for similar financings. 
 
Because of the change in development program, the lags in leaseup of the 735 Building 
described in Chapter 2, and the replacement of the highest value space (condos) in the program 
with commercial development,  the total TID revenues currently projected are less than those 
originally anticipated in 2007. As a result, overall TID capacity is projected to be less than when 
the District was originally adopted.  
 
In response to this issue, the City has restructured its proposed TID participation as follows: 
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• City-funded portions of the TID costs will be amortized with the first TID revenues until 
they are 100% repaid. 

 
• After full amortization of City TID expenditures, the Developer-financed TID costs may 

be amortized with any remaining TID revenues. These costs will continue to be 
amortized at the City’s cost of funds for similar financings.  

 
The above structure provides the City with additional protection in the event that TID revenues 
fall below projected levels. Table 4 on the following page shows SBFCo’s projections of the 
amortization of the proposed $3.26 million in aggregate TID expenditures. Based on the revised 
TID amortization structure described above, the table indicates which entity (City or Developer) 
is the predominant recipient of the TID revenues in each amortization year. 
  
SBFCo used the following key assumptions to evaluate amortization of the City-funded TID 
costs: 
 

• Bond Interest Rates.  SBFCo assumed an interest rate of 4.5% on the bonds, reflective 
of the City of Milwaukee’s approximate cost of funds frequently used for TID feasibility 
analysis. 

 
• Term, Target Debt Service, and Carry Costs.  Reflecting discussions with the Office 

of the City Comptroller, the projections assume two years of interest-only payments, 
followed by fifteen years of level principal and interest payments.  The interest-only 
payments in the first two years of the financing are equal to the size of the assumed 
capitalized interest reserve, less available fund balances at the time of issuance.   

 
For the fifteen level payment years following the interest-only period, a “TID Annual 
Debt Service Target” is defined.  This amount is equal to the annual level-payment debt 
service on a 15-year amortization of the total bond issue.  In each of the 15 amortization 
years, this Annual Debt Service Target is compared to the available Repayment Sources.  
Any shortfalls relative to this target are accrued and carry a 4% annual interest charge 
until they are repaid.  Any surpluses versus the target are used to pay down the 
accumulated shortfalls.    

 
• Issuance Costs.  SBFCo assumed an issuance cost of 1.00%  

 
 
For the Developer-funded portion, SBFCo assumed: 
 

 An interest rate of 4.5% (matching the assumed rate for City bonds) 
 
 Negative amortization in years where insufficient TID revenues are available to pay the 

annual interest due 
 

 No issuance costs 
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Table 4: Projected Amortization Schedule

Bonding
Interest Rate on Bonds 4.50%
Cost of Funds (Local Government Investment Pool)  4.00%
Issuance Costs @ 1.00%
Capitalized Interest Allowance @ 10.00%
Assumed Level P&I Payments 15

Funding Structure
Assumed 
Year Amount

Plus Issuance 
Costs

Capitalized 
Interest Total Issuance

City Bonding 2011 1,736,000$            17,360$                  194,818$               1,948,178$          
Developer Financing 2010 1,500,000$            ‐$                         ‐$                        1,500,000$          

TID Annual Annual Cumulative Interest Earnings/

TID Calendar Up‐Front Debt Service Surplus/ Fund (Carry Cost) on 

Year Year Financing of TID Target Payments (Shortfall) Balance Cuml. Balance

1 2007 ‐$                         ‐$                         ‐$                        ‐$                            ‐$                       
2 2008 ‐$                         ‐$                         ‐$                        ‐$                            ‐$                       

$ $ $ $ $

Projected Incremental 
Property Taxes

Repayment of City Bonds Repayment of Developer Contribution

City Contribution 
Fully Amortized/ 

Prepaid

TID Revenue 
Available to Service 

Developer 
Financing

Developer 
Financing‐ 
Outstanding 
Balance

Annual Interest 
Due

Principal Paid or 
(Accrued)

Developer 
Contribution Fully 

Amortized

3 2009 14,568$                  ‐$                         14,568$                 14,568$                      ‐$                       
4 2010 12,029$                  ‐$                         12,029$                 26,597$                      583$                       1,500,000$       NO
5 2011 16,612$                  1,948,178$            16,612$                 43,792$                      1,064$                   67,500$             (67,500)$           1,567,500$       NO
6 2012 156,070$                ‐$                         156,070$               200,925$                    1,752$                   70,538$             (70,538)$           1,635,000$       NO
7 2013 187,213$                ‐$                         187,213$               389,890$                    8,037$                   73,575$             (73,575)$           1,705,538$       NO
8 2014 218,202$                ‐$                         (181,402)$             36,799$                 434,727$                    15,596$                 NO ‐$                   76,749$             (76,749)$           1,779,113$       NO
9 2015 244,026$                ‐$                         (181,402)$             62,623$                 512,945$                    17,389$                 NO ‐$                   80,060$             (80,060)$           1,855,862$       NO
10 2016 275,110$                ‐$                         (181,402)$             93,708$                 624,042$                    20,518$                 NO ‐$                   83,514$             (83,514)$           1,935,922$       NO
11 2017 278,888$                ‐$                         (181,402)$             97,485$                 742,045$                    24,962$                 NO ‐$                   87,116$             (87,116)$           2,019,436$       NO
12 2018 282,593$                ‐$                         (181,402)$             101,190$               868,197$                    29,682$                 NO ‐$                   90,875$             (90,875)$           2,106,552$       NO
13 2019 286,226$                ‐$                         (181,402)$             104,824$               1,002,703$                34,728$                 NO ‐$                   94,795$             (94,795)$           2,197,427$       NO
14 2020 289,788$                ‐$                         (181,402)$             108,386$               1,145,817$                40,108$                 NO ‐$                   98,884$             (98,884)$           2,292,221$       NO
15 2021 293,282$                ‐$                         (181,402)$             111,879$               1,297,804$                45,833$                 YES 274,688$          103,150$          171,538$          2,391,106$       NO
16 2022 296,707$                ‐$                         (181,402)$             115,304$               1,458,941$                51,912$                 YES 296,707$          107,600$          189,107$          2,219,568$       NO
17 2023 300,065$                ‐$                         (181,402)$             118,662$               1,629,516$                58,358$                 YES 300,065$          99,881$             200,184$          2,030,461$       NO
18 2024 303,356$                ‐$                         (181,402)$             121,954$               1,809,828$                65,181$                 YES 303,356$          91,371$             211,986$          1,830,277$       NO
19 2025 306,583$                ‐$                         (181,402)$             125,181$               2,000,189$                72,393$                 YES 306,583$          82,362$             224,221$          1,618,291$       NO
20 2026 309,746$                ‐$                         (181,402)$             128,344$               2,200,926$                80,008$                 YES 309,746$          72,823$             236,923$          1,394,070$       NO
21 2027 317,994$                ‐$                         (181,402)$             136,592$               2,417,526$                88,037$                 YES 317,994$          62,733$             255,261$          1,157,147$       NO
22 2028 326,366$                ‐$                         (181,402)$             144,963$               2,650,526$                96,701$                 YES 326,366$          52,072$             274,294$          901,886$          NO
23 2029 334,863$                ‐$                         334,863$               3,082,090$                106,021$               YES 334,863$          40,585$             294,278$          627,592$          NO
24 2030 343,487$                ‐$                         343,487$               3,531,599$                123,284$               YES 343,487$          28,242$             315,246$          333,314$          NO
25 2031 352,241$                ‐$                         352,241$               4,007,124$                141,264$               YES 352,241$          14,999$             18,069$             18,069$             NO
26 2032 361,127$                ‐$                         361,127$               4,509,515$                160,285$               YES 361,127$          813$                  ‐$                   ‐$                   YES
27 2033 370,145$                ‐$                         370,145$               5,039,945$                180,381$               YES 370,145$          ‐$                   ‐$                   ‐$                   YES

2034 379,299$                ‐$                         379,299$               5,599,625$                201,598$               YES 379,299$          ‐$                   ‐$                   ‐$                   YES
TOTALS 6,856,585$            1,948,178$            (2,721,034)$          4,135,551$           5,599,625$                1,665,671$          
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Based on these amortization assumptions and the underlying TID projections, SBFCo projects 
that the City’s bonding amount of up to $1.74 million could be amortized by 2021, or TID Year 
15.  The Developer’s $1.5 million financing of TID expenditures could be amortized by 2032, or 
TID Year 26.  
 
In order to protect the City’s proposed investment, SBFCo recommends that the City tie the 
funding of its Riverwalk contributions to substantial completion of the Core Program, 
particularly completion and occupancy of the Gold’s Gym space. This would ensure that 
significant improvements have been made to the taxable real property in the TID, and thus 
increase the likelihood that TID revenues will be available to amortize any City TID 
expenditures. 
 
 



 

S. B. Friedman & Company  Development Advisors 
 

APPENDIX 1: Project Phasing Detail 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



DRAFT 

City of Milwaukee
TID 70 Economic Feasibility Update
Table A‐1: Assumed Phase‐In of New Value

2010 2011 2012 2013 2014 2015
CORE PROGRAM
731 N Water

Phasing of Value [1] [2]Number of 
Years for 

Future Lease‐
Up

Full Assessment 
Value

Full 
Assessment 
Percentage

Partial 
Assessment 

Value
Total Square 

Footage/Spaces
Construction 
Completion

Full 
Assessment 

Year

Partial 
Assessment 
Percentage

Partial 
Assessment 

Year

731 N. Water
  Valet Staging Area 5 October 2010 2011 2011 100% 100% 75,000$              75,000$                 1 ‐$                  75,000$            ‐$                   ‐$               ‐$               ‐$               
  Gold's Gym 38,000 October 2010 2011 2011 100% 100% 4,719,851$         4,719,851$           1 ‐$                  4,719,851$       ‐$                   ‐$               ‐$               ‐$               
  Floor 1 Retail 3,500 September 2011 2012 2013 50% 100% 194,250$            388,500$              2 ‐$                  ‐$                   194,250$          194,250$      ‐$               ‐$               
  Floor 6 Office 8,400 September 2011 2011 2015 35% 100% 294,000$            840,000$              5 ‐$                  294,000$          ‐$                   ‐$               ‐$               546,000$      
735 N. Water
  Office 11,463,000 2012 2009 2014 65% 85% 11,000,000$      14,384,615$         4 ‐$                  846,154$          846,154$          846,154$      846,154$      ‐$               
ADDITIONAL PROGRAM
731 N. Water
  Floor 7 Office 7,842 September 2011 2011 2015 35% 100% 274,470$            784,200$              5 ‐$                  274,470$          ‐$                   ‐$               ‐$               509,730$      
[1] Assumes no inflation during phase‐in period
[2] Assessments are conducted on January 1 each year. 









CC-170 (REV. 6/86) 

CITY OF MILWAUKEE FISCAL NOTE 
 
A) DATE May 12, 2010  FILE NUMBER: 091567 
          Original Fiscal Note X  Substitute  
 
SUBJECT: Resolution approving Amendment No. 1 to the Project Plan for Tax Incremental District No. 70, 735 North Water Street, in the 4th 

Aldermanic District. 
 

 
 
B) SUBMITTED BY (Name/title/dept./ext.): Rocky Marcoux, Commissioner, DCD 
 
   C) CHECK ONE: X ADOPTION OF THIS FILE AUTHORIZES EXPENDITURES 
     ADOPTION OF THIS FILE DOES NOT AUTHORIZE EXPENDITURES; FURTHER COMMON COUNCIL ACTION 
  NEEDED.  LIST ANTICIPATED COSTS IN SECTION G BELOW. 
   
  NOT APPLICABLE/NO FISCAL IMPACT. 
    
      D) CHARGE TO:  DEPARTMENT ACCOUNT(DA)  CONTINGENT FUND (CF) 
         CAPITAL PROJECTS FUND (CPF)  SPECIAL PURPOSE ACCOUNTS (SPA) 
         PERM. IMPROVEMENT FUNDS (PIF)  GRANT & AID ACCOUNTS (G & AA) 
        X OTHER (SPECIFY) TID No. 70   
       
E) PURPOSE SPECIFY TYPE/USE ACCOUNT EXPENDITURE REVENUE SAVINGS 
SALARIES/WAGES: Administration of the TID, including 

consultant fees 
1910-
TD07080000 

$   120,000   

      
      
SUPPLIES:      
      
MATERIALS:      
      
NEW EQUIPMENT:      
      
EQUIPMENT REPAIR:      
      
OTHER: Riverwalk Improvements – Public Access 

Easement 
1910-
TD07080000 

$1,553,992   

 Redevelopment of buildings at 735 & 731 N 
Water Street 

1910-
TD07080000 

$1,500,000   

      
TOTALS Riverwalk improvements & redevelopment of 

buildings at 731 & 735 N Water Street 
 $3,173,992   

 
F) FOR EXPENDITURES AND REVENUES WHICH WILL OCCUR ON AN ANNUAL BASIS OVER SEVERAL YEARS CHECK THE  
 APPROPRIATE BOX BELOW AND THEN LIST EACH ITEM AND DOLLAR AMOUNT SEPARATELY. 
  
        x 1-3 YEARS   3-5 YEARS $1,673,992 
                1-3 YEARS  x 3-5 YEARS $1,500,000 
                1-3 YEARS   3-5 YEARS  
        
 
G) LIST ANY ANTICIPATED FUTURE COSTS THIS PROJECT WILL REQUIRE FOR COMPLETION: 
None 
 
 
 
H) COMPUTATIONS USED IN ARRIVING AT FISCAL ESTIMATE: 
City’s Riverwalk contribution in exchange for a permanent public access easement in an amount not to exceed $1,553,992 plus City’s gap financing 
contribution of $1,500,000 for the redevelopment of the buildings at 735 & 731 N Water plus $120,000 in DCD administration. 
 
 
 PLEASE LIST ANY COMMENTS ON REVERSE SIDE AND CHECK HERE  
 



NOTICES SENT TO FOR FILE: 091567 

 

NAME ADDRESS DATE NOTICE SENT 

Rocky Marcoux DCD 4/20/10 5/12/10  

Craig Kammholz Comptroller’s Office  x  

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

 



200 E. Wells Street
Milwaukee, Wisconsin 53202City of Milwaukee

Legislation Details (With Text)

File #:  Version: 0100037

Status:Type: Communication-Report In Committee

File created: In control:5/4/2010 ZONING, NEIGHBORHOODS & DEVELOPMENT 
COMMITTEE

On agenda: Final action:

Effective date:

Title: Communication from the Department of City Development transmitting the 2009 Annual Report of Tax 
Incremental Districts.

Sponsors: THE CHAIR

Indexes: DEPARTMENT OF CITY DEVELOPMENT, REPORTS AND STUDIES, TAX INCREMENTAL 
DISTRICTS

Attachments: 2009 Annual TID Report.pdf, TID Bi-Annual Summaries dated 12-31-09.pdf, Hearing Notice List

Action ByDate Action ResultVer. Tally

ASSIGNED TOCOMMON COUNCIL5/4/2010 0

HEARING NOTICES SENTZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

5/12/2010 0

City of Milwaukee Printed on 5/14/2010Page 1 of 2

powered by Legistar™



0100037  Version:File #:

Number
100037

Version
ORIGINAL

Reference

Sponsor
THE CHAIR

Title
Communication from the Department of City Development transmitting the 2009 Annual Report 
of Tax Incremental Districts.

Drafter
DCD:SR:sr
05/04/10/A

City of Milwaukee Printed on 5/14/2010Page 2 of 2

powered by Legistar™





















































































































































































































































NOTICES SENT TO FOR FILE:  100037 

 

NAME ADDRESS DATE NOTICE SENT 

Rocky Marcoux DCD 5/12/10   

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

 



200 E. Wells Street
Milwaukee, Wisconsin 53202City of Milwaukee

Legislation Details (With Text)

File #:  Version: 0091372

Status:Type: Resolution In Committee

File created: In control:2/9/2010 ZONING, NEIGHBORHOODS & DEVELOPMENT 
COMMITTEE

On agenda: Final action:

Effective date:

Title: Resolution temporarily suspending razing and demolition activities funded by NSP Phase 1 and 2 until 
the Department of Neighborhood Services has made modifications in bidding requirements allowing 
for deconstruction activities.

Sponsors: ALD. BAUMAN, ALD. BOHL

Indexes: AMERICAN RECOVERY AND REINVESTMENT ACT, RECYCLING, SOLID WASTE DISPOSAL

Attachments: Fiscal Note, Hearing Notice List

Action ByDate Action ResultVer. Tally

ASSIGNED TOCOMMON COUNCIL2/9/2010 0 Pass 13:2

Sponsor addedCITY CLERK2/9/2010 0

HEARING NOTICES SENTZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

2/17/2010 0

HEARING NOTICES SENTZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

2/17/2010 0

HEARING NOTICES SENTZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

2/17/2010 0

HELD TO CALL OF THE CHAIRZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

2/23/2010 0 Pass 4:0

HEARING NOTICES SENTZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

3/11/2010 0

HEARING NOTICES SENTZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

3/11/2010 0

HEARING NOTICES SENTZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

3/11/2010 0

HELD TO CALL OF THE CHAIRZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

3/19/2010 0 Pass 4:0

HEARING NOTICES SENTZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

3/31/2010 0

HELD TO CALL OF THE CHAIRZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

4/7/2010 0 Pass 4:0

HEARING NOTICES SENTZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

4/19/2010 0

HEARING NOTICES SENTZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

4/19/2010 0

HELD TO CALL OF THE CHAIRZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

4/27/2010 0 Pass 5:0

HEARING NOTICES SENTZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

5/12/2010 0

City of Milwaukee Printed on 5/14/2010Page 1 of 3

powered by Legistar™



0091372  Version:File #:

Number
091372
Version
ORIGINAL
Reference

Sponsor
ALD. BAUMAN and ALD. BOHL
Title
Resolution temporarily suspending razing and demolition activities funded by NSP Phase 1 and 2 
until the Department of Neighborhood Services has made modifications in bidding requirements 
allowing for deconstruction activities.
Analysis
This resolution temporarily suspends razing and demolition activities which are funded by NSP 
Phase 1 and 2, until the Department of Neighborhood Services has developed a pilot program for 
building recycling (deconstruction) that would be funded by the NSP Phase 1 and 2 demolition funds.  
Included in these modifications are bonding and insurance requirements as well as any other 
provisions which impede or discourage deconstruction activities.  Two exceptions are made to the 
temporary suspension: executed contracts where the city has sent the contractor a notice to proceed, 
and demolition necessitated by emergency circumstances.
Body
Whereas, The City of Milwaukee has received $1,312,500 for demolition of foreclosed homes and 
blighted properties in target areas through the Housing and Economic Recovery Act of 2009, known 
as NSP Phase 1 funds; and

Whereas, A portion of the NSP Phase 1 home demolition money was ear-marked for deconstruction 
activities; and

Whereas, No deconstruction activities have taken place due to the bidding requirements, including 
bonding and insurance, of the City’s Department of Neighborhood Services; and

Whereas, An additional $2,012,000 has been awarded to the City for demolition as part of the 
National Economic Stimulus Package, known as NSP Phase 2; and

Whereas, These additional funds offer further opportunities for deconstruction projects; and

Whereas, Deconstruction projects allow for reclamation and recycling of building materials as 
opposed to adding to land fill, as well as creating job training opportunities; now, therefore, be it

Resolved, By the Common Council of the City of Milwaukee that razing and demolition activities, 
funded by NSP Phase 1 and 2, be temporarily suspended until the Department of Neighborhood 
Services has developed a pilot program for building recycling (deconstruction) that would be funded 
by the NSP Phase 1 and 2 demolition funds; and, be it

Further Resolved, That razing and demolition activities, funded by NSP Phase 1 and 2, shall not be 
resumed until the Department of Neighborhood Services submits its pilot program for building 
recycling (deconstruction) to the Common Council for review and approval; and, be it

Further Resolved, That two exceptions are made to the temporary suspension: executed contracts 
where the city has sent the contractor a notice to proceed, and demolition necessitated by 
City of Milwaukee Printed on 5/14/2010Page 2 of 3

powered by Legistar™



0091372  Version:File #:

where the city has sent the contractor a notice to proceed, and demolition necessitated by 
emergency circumstances.

Requestor

Drafter
LRB10055-1
MET
2/3/10

City of Milwaukee Printed on 5/14/2010Page 3 of 3
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CC-170 (REV. 6/86) 

CITY OF MILWAUKEE FISCAL NOTE 
 
 
A) DATE 02/22/10  FILE NUMBER: 091372 
          Original Fiscal Note x  Substitute  
 
SUBJECT: Resolution temporarily suspending razing and demolition activities funded by NSP Phase 1 and 2 until the Department of Neighborhood 

Services has made modifications in bidding requirements allowing for deconstruction activities. 
 

 
 
B) SUBMITTED BY (Name/title/dept./ext.): Tobie Black/Staff Assistant/City Clerk’s Office/X2231 
 
   C) CHECK ONE:  ADOPTION OF THIS FILE AUTHORIZES EXPENDITURES 
     ADOPTION OF THIS FILE DOES NOT AUTHORIZE EXPENDITURES; FURTHER COMMON COUNCIL ACTION 
  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

NEEDED.  LIST ANTICIPATED COSTS IN SECTION G BELOW. 
   
 X NOT APPLICABLE/NO FISCAL IMPACT.  
    
 
      D) CHARGE TO:  DEPARTMENT ACCOUNT(DA)  CONTINGENT FUND (CF) 
         CAPITAL PROJECTS FUND (CPF)  SPECIAL PURPOSE ACCOUNTS (SPA) 
         PERM. IMPROVEMENT FUNDS (PIF)  GRANT & AID ACCOUNTS (G & AA) 
         OTHER (SPECIFY)    
       
 
E) PURPOSE SPECIFY TYPE/USE ACCOUNT EXPENDITURE REVENUE SAVINGS 
SALARIES/WAGES:      
      
      
SUPPLIES:      
      
MATERIALS:      
      
NEW EQUIPMENT:      
      
EQUIPMENT REPAIR:      
      
OTHER:                                               
      
      
TOTALS      
 
 
F) FOR EXPENDITURES AND REVENUES WHICH WILL OCCUR ON AN ANNUAL BASIS OVER SEVERAL YEARS CHECK THE  
 APPROPRIATE BOX BELOW AND THEN LIST EACH ITEM AND DOLLAR AMOUNT SEPARATELY. 
  
         1-3 YEARS   3-5 YEARS  
                1-3 YEARS   3-5 YEARS  
                1-3 YEARS   3-5 YEARS  
        
 
G) LIST ANY ANTICIPATED FUTURE COSTS THIS PROJECT WILL REQUIRE FOR COMPLETION: 
 
 
 
 
H) COMPUTATIONS USED IN ARRIVING AT FISCAL ESTIMATE: 
 
 
 
 PLEASE LIST ANY COMMENTS ON REVERSE SIDE AND CHECK HERE  
 
 



NOTICES SENT TO FOR FILE: 091372 

 

NAME ADDRESS DATE NOTICE SENT 

                  5/12/10                 

4/20/10          x 

2/17/10 3/11/10 3/31/10 

Mary Turk LRB                x                   x x x x 

Art Dahlberg DNS        x                         x x x x 

Thomas Mishefske DNS                               x x x x 

Kathy Block City Attorney’s Office x x x x x 

Steven Mahan CDGA                       x     x x x x 

Alex Runner CC-CC                      x     x x x x 

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

     

 



200 E. Wells Street
Milwaukee, Wisconsin 53202City of Milwaukee

Legislation Details (With Text)

File #:  Version: 0081663

Status:Type: Ordinance In Committee

File created: In control:3/25/2009 ZONING, NEIGHBORHOODS & DEVELOPMENT 
COMMITTEE

On agenda: Final action:

Effective date:

Title: An ordinance relating to zoning regulations for the Milwaukee River Overlay Zone.

Sponsors: ALD. KOVAC, ALD. COGGS, ALD. HAMILTON

Indexes: MILWAUKEE RIVER, ZONING

Attachments:

Action ByDate Action ResultVer. Tally

ASSIGNED TOCOMMON COUNCIL3/25/2009 0

REFERRED  TOZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

3/30/2009 0

REFERRED  TOZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

3/30/2009 0

HEARING NOTICES SENTZONING, NEIGHBORHOODS & 
DEVELOPMENT COMMITTEE

5/12/2010 0

City of Milwaukee Printed on 5/14/2010Page 1 of 2

powered by Legistar™



0081663  Version:File #:

Number
081663
Version
ORIGINAL
Reference

Sponsor
ALD. KOVAC, COGGS AND HAMILTON
Title
An ordinance relating to zoning regulations for the Milwaukee River Overlay Zone.
Requestor

Drafter
LRB09141-1
JDO
03/26/2009

City of Milwaukee Printed on 5/14/2010Page 2 of 2
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200 E. Wells Street
Milwaukee, Wisconsin 53202City of Milwaukee

Legislation Details (With Text)

File #:  Version: 0081577

Status:Type: Ordinance In Committee

File created: In control:3/3/2009 ZONING, NEIGHBORHOODS & DEVELOPMENT 
COMMITTEE

On agenda: Final action:

Effective date:

Title: An ordinance establishing the Milwaukee River Board.

Sponsors: ALD. KOVAC, ALD. COGGS, ALD. HAMILTON

Indexes: BOARDS AND COMMISSIONS, MILWAUKEE RIVER

Attachments:

Action ByDate Action ResultVer. Tally

ASSIGNED TOCOMMON COUNCIL3/3/2009 0

City of Milwaukee Printed on 5/14/2010Page 1 of 2
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0081577  Version:File #:

Number
081577
Version
ORIGINAL
Reference

Sponsor
ALD.  KOVAC, COGGS AND HAMILTON
Title
An ordinance establishing the Milwaukee River Board.
Requestor

Drafter
LRB09096-1
JDO
03/04/2009

City of Milwaukee Printed on 5/14/2010Page 2 of 2
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