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KEVIN J. DEMET   ATTORNEY AT LAW 
 

      DEMET LAW FIRM LLP     2651 NORTH DOWNER AVENUE      MILWAUKEE, WISCONSIN 53211     414-810-2255   
         KEVINDEMET@GMAIL.COM     KEVINDEMET.COM 

 

April 7, 2016 
 
Ald. Coggs, Ald. Lewis, Ald. Hamilton 
Ald. Perez, Ald. Rainey, And  
Ald. Zielinski  
City of Milwaukee 
Licensing Committee 
Committee Room, City Hall 
200 East Wells Street 
Milwaukee, WI  53202

Re:  The Loaded Slate 
1137 N Old World 3rd St 
Milwaukee, WI  53203 
 
Extension of Premises for NCAA Tourney 
March 3/16, 3/17, 3/18 
 
 

 

Dear Alderpersons: 
 
I am writing on behalf of the Loaded Slate in support of their 12/2/2016 application for extension 
of premises for the NCAA Tourney weekend, Thursday through Saturday, March 16, 17 and 
18th.  Applicant seeks to serve food, beverages and music in an enclosed tent in the parking lot 
adjacent to the premises.  The lot is on the west side of 3rd street and it directly backs up to the 
Milwaukee Bucks improvement district.  In support of the application, we make the following 
points: 
 

1. Loaded Slate has had 5-6 similar events including a prior NCAA Tourney without any 
significant incident in the past few years.  Normally the tent is closed at approximately 
11:45 p.m.  Applicant will agree to have no music in the tenant after 11:59 p.m.  Our 
council member approved past permits of a similar nature. 
 

2. Approximately 30,000 fans will be visiting Milwaukee for the weekend they are seeking 
entertainment venues and will need available nightlife to engage with the Downtown.   

 
3. Many NCAA goers will be walking so our proximity to the Bradley center is important. 

 
4. The Loaded Slate area is primarily commercial and entertainment and the residents that 

live in this area for the most part enjoy having nearby nightlife.   
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5. The live band that will play on St. Patrick’s Day is the 5 Card Studs, a tame act. 

 
6. Trinity Irish Pub, applied for a similar permit and their permit was issued without 

incident on the same day, 1/9/2017.  (See Exhibit 1) Trinity is located on Juneau and 
Edison, which is further away from the Bradley center and located closer to more 
residential properties, there is no reason why they should have a permit and we be denied. 
 

7. We have spoken with the manager of the only residential property on our street, the 
Moderne, and the manager is supportive of our application.   

 
8. The one noise complaint attached to Alderman Bauman’s opposition was from a resident 

on the Edison St. who is substantially closer to Trinity. It must be noted that this is the 
only complaint.  The complaint is an “outlier” and somewhat unreasonable as we have 
had very good relations with our neighbors and our police.  Most of the residents that live 
downtown understand that entertainment is needed to keep people in the city for vibrant 
events.  The resident is two blocks away, across a street, a full block parking lot and the 
Milwaukee River.  A little accommodation from the resident would help because these 
events actually enhance his property value and make our City livable. 
 

9. The Aloft Hotel across the street has never made a complaint about our facility.   
 

10. The permit requested by the Loaded Slate is consistent with the consultant report 
prepared by Hunden Strategic Partners, dated 5/5/2015, as enclosed, that emphasizes: 
 
“….focusing on restaurants, nightlife, hotels, entertainment and convention assets….. 
 
“Without [conventions], downtown Milwaukee’s economy and hotels rely only on warm 
weather leisure travelers and weekday business travelers. A healthy group market can 
bolster the downtown hotel, restaurant and attractions economy. A robust downtown 
service and hospitality industry offers introductory rungs on the ladder of success that 
Millennials can use as an entry point to a vibrant life in downtown.” 
 
“More than 5.5 million attendees visit events at the Bradley Center, Henry W. Maier 
Festival Grounds and the Wisconsin Center District annually.” 
 
“…numerous entertainment venues are what is attracting residents to a more urban 
lifestyle in similar cities provides ongoing support for this exciting time for downtown 
Milwaukee.” 
 
“…customers who support the many events and facilities downtown are mostly from 
outside of the downtown residential base. As such, the successful strategy going forward 
for downtown is to continually consider how to attract and retain visits from residents 
from outside…” 
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“Specifically, it is important to understand how connected or close the restaurants and 
nightlife are to the major demand generators that bring people to the downtown, 
especially those who do not live in the downtown area.  For these visitors, whether from 
the suburbs or beyond, they generally come downtown for an event or an attraction. 
Before and/or after, they often want to eat, drink and extend their stay. Shopping is often 
also on the agenda if the opportunity presents itself. If the nodes of dining activity are not 
easily walkable from the attraction or event, then visitors are more likely to go to their car 
and drive home (or go back to their hotel).  Not having the node of dining and bars and 
other nightlife easily connected means that much economic impact is being left on the 
table (or more correctly, being taken back from whence it came).  Making sure that the 
nodes of restaurants and bars are near enough to the demand generators is critical to 
lengthening a visitor’s stay downtown, as this invites walkability between the restaurant 
and event, before and/or after the event. The restaurants and bars are the ‘glue’ that helps 
stick the rest of the assets of downtown together.” 
 
“This distance between demand generators/event centers and restaurant/bar nodes is a 
critical gap for Milwaukee compared with its peers. In order to truly compete for the 
market that wants a truly walkable downtown, these distances should be minimized and 
gaps filled.”   
 
“Milwaukee only has about 100 restaurants in its downtown compared with between 140 
and 250 for the strategic partners balance of the group (except for Portland, with more 
than 400).” 
 
“In any case, Milwaukee’s downtown has fewer options, by a large margin, than the peer 
cities.”  
 
“…there are few strong nodes of dining and nightlife….it is difficult for visitors to orient 
toward a central point (or points) to work from…” 
 
“The challenge shown by this map is the lack of restaurants close to the major convention 
and sports demand generators. This lack of “easy” walkable dining options before and 
after games, concerts, and conventions may contribute to the feeling that there is not as 
much happening downtown.”  
 
“But first, these guests need to be retained and retrained in the downtown experience. 
This happens when they are made comfortable with their surroundings. Comfort to 
explore is achieved by developing nearby attractive restaurants, bars and other 
entertainment near the event generators.” 
 
“…arena can create synergy with existing nodes of activity or it can be an island that is 
removed from existing entertainment areas. To create the most return on investment in 
terms of community development, the development should be as integrated as possible 
into the surrounding, walkable activity nodes. To the extent new restaurants and bars are 
developed, the downtown would be best served by options that do not replicate what is 
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already downtown or in the suburbs. New, creative offerings will enhance the new arena 
development as well as the downtown. This will make it a more interesting destination 
for visitors from all over the country, not just the metro area. Nearly every new arena 
being developed today is an anchor in a larger mixed-use entertainment district that often 
includes residential developments, but nearly always includes restaurants, bars and 
retail.”  
 
“…downtown should always seek to induce the opening of more and varied independent 
restaurants, bars and clubs, as this is what makes it unique from other cities and the 
suburbs.” 
 
“The area immediately around the Wisconsin Center and Bucks Arena is lacking obvious 
dining and other options. This discourages visitors from staying downtown and 
encourages them to go to their cars and exit the downtown area. By inducing new 
restaurant and related development outside the front doors of the convention center and 
new arena, much economic impact will be recaptured relative to the leaked spending that 
is occurring now.”  
 
“… making non-arena activities and streetlife a key component…” 
 

We believe our application is entirely consistent with the goals of the City with respect to 
hosting events such as the NCAA. We want to be a destination City for these types of events and 
for people attending to have a desire to have fun, spend money and return in the future.  
  
Thank you in advance for considering our request. 
 
Sincerely, 
 

 
 
Kevin J. Demet 
Attorney at Law 
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TEMPORARY CHANGE OF PLAN PERMIT APPLICATION

Office of the City Clerk License Division

200 E. Wells St. Room 105, Milwaukee, Wl 53202

(414) 286-2238 license&milwaukee.aov www.milwaukee.aov/licsnse
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r.V

MILWAUKEE

'/r//7Date of Request: Aldermanic District #:

Licensee InformationSection1

Licenses (check all that apply): EHFood [ÿPublic Entertainment Qother:

Licensee (Name of Individual, All Partners, or Agent of Corporation or LLC): j-

Corporation or LIC Name: (If applicable) g g_

7&a<- .huh
US £ J m iUoaaiSZ'

<6

rlC

7.7£ -7'OJ'SPhone U:

Business Address :
6.7

Section 2 Event Information

TV /eW/?tc,K.£ J o vr*/» r» ffr (SH /Name of Event: A) C/7/?
/

List Dates and Times (include a.m. or p.m.):

— // oef /°/r)
qrtsh - ,/ Sst)

/A /n - // d '/ /**?_
Check all that you are requesting and complete the section(s) indicated:

I I Change of Hours

Hjjfxtension of Premises

Q Other

Dates must be consecutive. If they are not, separate applications must bepled.

3//C, // 7
3/I2//7
J/if/j7

l~l Change of Entertainment for Licensed Public Entertainment Premises

f~1 Change of Age Restriction for Licensed Class B/C Premises

Section 3

Section 5

Section 7

Section 4

Section 6

Section 3 Change of Hours

Proposed Hours (include a.m. or p.m.):

Maximum Hours of Operation for Alcohol establishments: Class A:

_ Class B/C:
8:00 am to 9:00pm Sun-Sat
6:00 am to 2:00 am Sun-Thurs, 6:00 am to 2:30 am Fri& Sat

Change of Entertainment for Licensed Public Entertainment PremisesSection 4

Check All Entertainment Being Requested:

Bands

[~l Festival

I I Karaoke

I I Dancing by Performers

f~l Battle of the Bands

O Patrons Dancing

I I Magic Shows

O Wrestling

I I Disc Jockey

I I Theatrical Performance CD Patron Contests

I I Instrumental Musicians

I I Comedy Acts

I I Poetry Readings

nAdult Entertainment/ Strippers/Erotic Dance

Will sound amplification equipment be used? QNO QYes If yes, describe:

l~~) Other - Describe:

Will entertainment be held outside? CHYes If yes, list the dates and times (include a.m. or p.m.):

Latest PermittedHoursfor Entertainment: Alcoholbeverage establishment:
Non-alcohol establishment:
Allestablishments:

2:00 am Sun-Thurs, 2:30 am Fri & Sat

1:00 am Sun-Thurs, 1:30 am Fri & Sat

10:00 pm Sun-Thurs, 12:00 am Fri & Sat

Indoor:

Outdoor:

Office Use Only

i late-ccmgr: 0No fcteas: Initials: —Apptt Z-SC
_ DN/A

Filed: \ K \~) Initials:

Sprint current llc/attach w/ app in LIRA
-------- -----. -

Lictf-V I initials:

DNSyjjijApproved:_
CC: 0Denied

0Food Temp Ext:Q/UnQ HD

Issued:Paid:

EXHIBIT #1



Extension of PremisesSectjon 5

Check all areas you wish to extend and indicate the relationship of each area to the licensed premises (Example: parking lot at the north side of the
premise). The area must be contiguous to the current licensed premise.

nÿSidewalk at the ArJ /

QJ'Street at the fxJf \ f
Other:_

of the premise Parking lot at the.

_of the premise Yard at the_
.of the premise

.of the premise

Check all that apply for the area(s) on the premises where the event will take place. At least one box must be checked.

fprf own |XjIwill obtain a special event permit (see information sheet for details)

("II lease QIhave permission from a special event organization

.Office UseWill you be putting up any tents that are 600 sq. ft. or larger and have 2 or more sides? Q NO @*YES
Will you be putting up any temporary construction, such as a stage?

If you answered "yes' to either/both questions, contact Neighborhood Services (see Information sheet for details).

A

0NO DYES
Ifyes, Q to DNS

Section 6 Change in Age Restriction for Licensed Class B/C Premises

Proposed Age:

Section 7
• f

Other

Describe proposed change(s):

Acknowledgements & Notarized SignatureSection B ,

Check the boxes to acknowledge your understanding:

APPLICANTS FIUNG AFTER THE FIUNG DEADUNE:
Iam filing this application after the filing deadline established for the date(s) of the event for which the permit is being sought, and therefore:

O'Iaffirm my understanding that any decision made by the local alderperson is final and not subject to appeal; and

0*1understand that there is a possibility that my permit may not be approved due to the untimely filing of my application.

ALL APPLICANTS:
Q"Iunderstand that the filingof an application does not constitute authorization to hold any event, that the event for which the permit is

sought cannot be held unless and until a valid Temporary Change of Plan of Operation Permit has been issued, and that the permit cannot

.be issued unless and until the fee has been paid and the application has been approved.

Iunderstand the permit must be posted in a conspicuous placeIn the premises for the duration of the event.

Subscribed and sworn to before me A notarized signature is required for Alcohol Establishments die Entertainment Premises.

\5~ dav of uOrt*

Notary'PoblicJItate .
f.i'/Commisslon-oxDfres' &//&/JfrT

20 n— Print Name of Individual, Partner, or Agent of Gq/p/lLC

Signature of Individual, Partner, or Agent of Corp/LLC

Notary Seat must be afflxed
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UPfq 235070
CLASS B TAVERN LICENSE

BTAVN - 0204556
EFF DATE: 10/18/2016 EXP DATE: 10/17/2017A/As

1

/ }J
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SCHMIDT, JR, ROBERT C, AGENT

BREW CITY BAR B Q, INC

125 E JUNEAU AV
MILWAUKEE, WI 53202city clerk

www.milwaukee.gov/license ALDERMANIC DISTRICT 04

premise description:
FIRST FLOOR, PATIO, SECOND FLOOR STORAGE

OTHER RELATED LICENSES:

CIGARETTE AND TOBACCO

PUBLIC ENTERTAINMENT
PREMISES LICENSE

CIG-1025936
PEP-0003873

Age LimitWeekday

SUNDAY
MONDAY
TUESDAY
WEDNESDAY
THURSDAY
FRIDAY
SATURDAY

Open Time
10:00 AM
11:00 AM
11:00 AM
11:00 AM
11:00 AM

11:00 AM
10:00 AM

Close Time
02:00 AM

02:00 AM
02:00 AM
02:00 AM
02:00 AM

02:30 AM
02:30 AM

Type of Entertainment: Disc Jockey, Patrons Dancing, Instrumental
Musicians, Bands,3 Amusement Machines N/A

N/A

N/A
N/A

N/A
N/A

N/A

Ul
City Hall - Room 105 - 200 East Wells Street - Milwaukee, WI 53202-3570 - Phone (414) 286-2238 - Fax (414) 286-3057

Email: license@milwaukee.gov - Website: www.milwaukee.gov/license

MILWAUKEE

license required to be displayed or carried
It you have a public entertainment premises license at your licensed alcohol
establishment Indoor public entertainment shall be discontinued no later than the

closing time for the alcohol beverage establishment, unless an earlier time of
discontinuation is established by the common council in its approval of the
licensee's plan of operation

****ÿ>>\
city of milwaukee

www.milwaukee.gov/
license

citv clerk

A
HIIWAUHK

EXPIRATION DATE: 10/17/2017
LIC. NO: BTAVN 0204556

LICENSE: CLASS B TAVERN LICENSE

SCHMIDT, JR, ROBERT C, AGENT
BREW CITY BAR BQ, INC
125 E JUNEAU AV
MILWAUKEE, WI 53202
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Downtown Milwaukee Entertainment & Hospitality Comparative 
Analysis 
 
 
 
 
 
Submitted to: 
 
Julia Taylor 
Executive Director 
Greater Milwaukee Committee 
247 Freshwater Way Suite 400  
Milwaukee, WI 53204   
 
May 9, 2015    
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w w w . h u n d e n p a r t n e r s . c o m  

May 9, 2015       
 
 
Julia Taylor 
Executive Director 
Greater Milwaukee Committee 
247 Freshwater Way Suite 400  
Milwaukee, WI 53204 

Dear Ms. Taylor, 

The Greater Milwaukee Committee and The Milwaukee Downtown Business Improvement District No. 21 engaged 
Hunden Strategic Partners (HSP) to conduct a comparative analysis of downtown Milwaukee’s entertainment and 
hospitality offerings, focusing on restaurants, nightlife, hotels, entertainment and convention assets. The attached is 
our report.  

This deliverable has been prepared under the following general assumptions and limiting conditions: 
! The findings presented herein reflect analysis of primary and secondary sources of information that are 

assumed to be correct. HSP utilized sources deemed to be reliable, but cannot guarantee their 
accuracy.  

! No responsibility is taken for changes in market conditions after the date of this report and no obligation 
is assumed to revise this report to reflect events or conditions occurring after the date of this report. 

! Macroeconomic events affecting travel and the economy cannot be predicted and may impact the 
market.  

We have enjoyed serving you on this engagement and look forward to providing you with continuing service. 

Sincerely yours, 

Hunden Strategic Partners  
 

tie
strategic
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EXECUTIVE SUMMARY 
Hunden Strategic Partners was retained by the Greater Milwaukee Committee and Downtown Milwaukee BID 
21 (together considered to be the Client), to determine how downtown Milwaukee compares with its peers in 
terms of hospitality, entertainment and nightlife. HSP was also asked to consider how the lessons from peer 
cities’ experiences could inform civic leadership in Milwaukee. The study comes at a critical time for the future 
of downtown Milwaukee, as several transformative decisions, public investments and changes may take 
place. These include: 

! The potential development of a new arena for the NBA Milwaukee Bucks. Should a new 
arena not be funded and built, it is likely that the team will relocate out of the Milwaukee area, 
which would have a significant negative impact on civic pride and downtown economic vitality. It 
would also have an adverse effect on event and pedestrian activity in the BMO Harris Bradley 
Center neighborhood in Westown. If a new arena is funded and built, its location and non-arena 
components will have a material impact on downtown development, travel patterns for cars and 
pedestrians and the development of other attractions nearby. An arena project that purposefully 
integrates and connects with the surrounding area with activated “street fronts” will enhance, 
energize and contribute to the expansion of existing entertainment nodes. If the development 
does not include outward facing amenities, such as restaurants that are active outside of event 
times, it will not maximize or optimize the opportunity that Milwaukee can seize at this critical 
time.  

! The recently approved funding of a downtown streetcar system. The route and its reliability, 
frequency and convenience will help connect the various portions of Milwaukee’s large and 
spread out downtown area. It should also help mitigate one of the major concerns noted in this 
analysis:  the distance between nodes of activity in downtown. Without a car or such a streetcar, 
it is not likely that most visitors to downtown will walk from node to node (except in pleasant 
weather or during the daylight hours), due to the distance between these nodes.  

! The potential expansion of the Wisconsin Center (convention center) and possibility of a new 
headquarters convention hotel. While no commitments have been made to either project, 
studies have been completed (and underscored by this analysis) that suggest that in order to 
compete in the convention business, this facility and its walkable hotel package need to expand. 
The convention and conference visitor is a customer segment that is key to a healthy urban 
center and its hotels (making up between 25 percent and 75 percent of hotel visitors in the peer 
cities). Without this segment, downtown Milwaukee’s economy and hotels rely only on warm 
weather leisure travelers and weekday business travelers. A healthy group market can bolster 
the downtown hotel, restaurant and attractions economy. A robust downtown service and 
hospitality industry offers introductory rungs on the ladder of success that Millennials can use as 
an entry point to a vibrant life in downtown.   

Given that all of these items are integral to downtown’s development, the stakeholders in this study asked 
HSP to consider how the peer cities have dealt with transit, convention centers, convention hotels, 
entertainment districts, and new arena issues. What can be learned from how each of these downtowns have 
developed? What challenges does Milwaukee face that it can overcome with smart planning and development 
that would improve its standing and reputation as an active downtown? 

strategic
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While there are approximately three-dozen U.S. cities of similar size to Milwaukee, HSP chose a smaller set 
of cities to use as a comparison. Cities were selected using a number of criteria, including population, the 
existence of four distinct seasons (eliminating most extreme southern or California cities), and the existence 
of at least one major league professional sports team. HSP also tried to keep a balance of cities that 
developed during different time periods. For example, Milwaukee saw extensive development during the 
industrial revolution, as did Pittsburgh, St. Louis and Baltimore, with more densely developed downtowns. 
Cities like Indianapolis and Kansas City developed more slowly during the 1800s, but saw a bigger growth 
spurt in the early 1900s. The peer set also included those that have experienced rapid growth more recently, 
such as Portland, Charlotte, Nashville and Salt Lake City. Finally, HSP avoided comparing Milwaukee to any 
downtown or city/metro that is either declining in population or has seen a recent decline in size (such as 
Cleveland or Detroit). Nearby familiar cities like Chicago and Minneapolis-St. Paul are too large to provide a 
reasonable comparison in most categories, with metro populations of 9 million and 3.5 million, respectively. 
However, the concert theater seat analysis did include Chicago, at the request of the stakeholders.  

The purpose here is to determine those cities that Milwaukee would like to consider its competitive set, which 
will skew toward the term “aspirational”. As such, Milwaukee today may compare at or below average in 
certain categories, but the peer set shows what can be accomplished by a city and downtown within such a 
size cohort.  

The cities chosen as peers are shown in the following table. 

Table 1 
Peer Cities

City
St. Louis, MO
Portland, OR
Charlotte, NC
Salt Lake City, UT
Indianapolis, IN
Pittsburgh
Nashville, TN
Kansas City
Cincinnati, OH
Baltimore
Average

Milwaukee

Source:  US Census, HSP

Peer Cities

MSA Population 
2010

2,789,873
2,232,717
2,223,685
1,091,718
1,892,368
2,360,733
1,675,886
2,009,342
2,116,811
2,710,489
2,110,362

1,556,711

Peer Cities

TV Media Market 
Population 2011

3,107,851
3,092,602
3,024,014
3,017,796
2,897,038
2,881,200
2,634,001
2,361,149
2,340,448
2,269,540
2,762,564

2,200,432

 

The average population of the city metropolitan populations is 2.1 million and the average media market size 
is 2.8 million. Milwaukee’s MSA is somewhat smaller than the average of the group, by approximately 25 
percent. The media market is also smaller than the group average, by 20 percent. However, if one considers 
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the Milwaukee Combined Statistical Area (CSA)* of 2,026,000 residents as of 2010, its population is very 
similar to the average of the others.  

However, when consider another key metric of downtown health, the downtown residential population and the 
downtown daytime employee population, Milwaukee’s figures place it in the middle or upper portion of the 
group, depending on the metric. The table below shows the comparison. 

Table 2 
Downtown Population (Sorted by Combined Residential & Office Population)

Peer City
Baltimore
Pittsburgh
Kansas City
Portland
Milwaukee
St Louis
Indianapolis
Charlotte
Salt Lake City
Cincinnati
Nashville
Average (rounded)
 

* Average between downtwon zip code population and local source estimates
Source: Hunden Strategic Partners, US Census Bureau, various downtown organizations

Downtown Population (Sorted by Combined Residential & Office Population)

Estimated True 
Residential 
Population* Rank

Downtown 
Employment Rank

Downtown Day + 
Night Population Rank

40,000 1 122,000 1 162,000 1
16,000 7 105,000 2 121,000 2
17,000 6 100,000 3 117,000 3
24,000 3 83,000 5 107,000 4
25,000 2 81,000 6 106,000 5
15,000 10 89,000 4 104,000 6
23,000 4 73,000 8 96,000 7
16,000 7 75,000 7 91,000 8
16,000 7 69,200 9 85,200 9
18,000 5 60,000 10 78,000 10
11,000 11 50,000 11 61,000 11
20,000 82,000 103,000

* Average between downtwon zip code population and local source estimates
Source: Hunden Strategic Partners, US Census Bureau, various downtown organizations

 

Milwaukee’s estimated true downtown resident population of 25,000 (higher than the 2010 official count of 
21,395 by the US Census Bureau) ranks it second only to Baltimore in this group. Its downtown employee 
population is 81,000, which ranks it sixth out of the eleven peer cities. The combined total of the two results in 
a combined total of 106,000, just slightly less than Portland and fifth in the group. 

This report acts as a current comparison of downtown assets, but also sets a benchmark from which to 
continually measure how Milwaukee changes and grows over time relative to these same peers.  
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Summary of Chapters  

The report is broken down into five chapters: 
! Chapter 1 Economic and Demographic Profile of Downtown Milwaukee 
! Chapter 2 Convention Center & Hotel Analysis 
! Chapter 3 Restaurant & Nightlife Analysis 
! Chapter 4 Sports, Concert & Entertainment Venue Analysis  
! Chapter 5  Transit Analysis 

Summaries of each are provided below. 

Economic and Demographic Profile of Milwaukee and Downtown 

In 1998, the Milwaukee Downtown business improvement district (BID) was established to act as the 
collective voice of the more than 400 property owners within the BID’s boundaries. The BID is a 150-block 
area in the center of downtown with boundaries at 10th Street on the west, Lake Michigan on the east, Schlitz 
Park on the north and St. Paul Avenue on the south. 

The distance from McKinley Avenue on the northern edge of downtown to the Third Ward’s southern core is 
about one mile. The downtown’s surrounding character changes abruptly on either side, with the northern 
edge transitioning into attractive historic residential neighborhoods, the west side becoming a mix of industrial 
and historic blue-collar residential areas with long commercial strips, and the southern edge being made up of 
the wide and heavily-industrialized Menomonee Valley. Milwaukee is noted for retaining some of America’s 
best-preserved ethnic neighborhoods, architecture, churches and cultural traditions including markets, 
restaurants, and cuisine.  

The following is a map of the Downtown Milwaukee BID. 
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Figure 3 

 

While the BID does not include the Historic Third Ward, the ward is considered by most to be part of 
downtown and its renaissance. Even the neighborhood just to the south of the Third Ward is considered by 
some to be part of the expanding presence of downtown, primarily due to residential, office and hotel 
developments, highlighted by the Iron Horse Hotel.  

The table below shows the population characteristics of the state, CSA, MSA, County, City and downtown.  
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Table 4 

  1990 2000 2010
United States 248,709,873 281,421,906 308,745,538

State of Wisconsin 4,891,769 5,363,675 5,686,986

Milwaukee-Racine-Waukesha CSA n/a n/a 2,040,498
Milwaukee-Waukesha-West Allis MSA 1,607,183 1,500,741 1,555,908

Milwaukee County 959,275 940,164 947,735
City of Milwaukee 628,088 596,974 594,833

Downtown Milaukee -- 17,048 21,395
City Pop. As % of County 65.5% 63.5% 62.8%
Downtown Pop. As % of City -- 2.9% 3.6%

Source: U.S. Census Bureau

Population and Growth Rates

Population Percent Change
2013 Estimate 2000 - 2010
316,128,839 9.7%
5,742,713 6.0%

2,026,243 --
1,569,659 3.7%
956,023 0.8%
599,164 -0.4%

-- 25.5%
62.7%

--

Population and Growth Rates

 

The officially recorded population of downtown Milwaukee increased by more than 25 percent from 2000 to 
2010, although based on local estimates, the number is now approximately 25,000. Over this period (and 
since 2010), there have been multiple residential developments in downtown neighborhoods. Neighborhoods 
such as the Historic Third Ward have seen numerous warehouses being developed into condominiums, 
apartments and mixed-use developments to accommodate more downtown residents and commerce. Many 
of these residents are empty nesters and young professionals.  

As of 2010, there were more than 81,000 workers in downtown Milwaukee. This was an increase of 3.8 
percent from 2000. The largest employment sectors in downtown Milwaukee are finance and insurance 
followed by professional, scientific and technical services, with 20.9 percent and 12.7 percent of the total 
downtown employment, respectively. The top two private categories are generally well-compensated 
industries, suggesting that there is potent economic vitality within those who are employed downtown. In 
addition, government employment accounts for nearly 19 percent of the downtown employment. 

The focus of this study is the downtown area and it has seen significant change in the past several years. A 
number of studies have been completed related to downtown and specific assets. The following are facts and 
statistics that help tell the story of the downtown transformation. 

! More than $2.6 billion in private and public investment has occurred downtown since 2005. 
Nearly $1 billion new projects are currently underway, including the $450 million, 1.1 million-
square foot Northwestern Mutual Towers and Commons, expected to employ 1,000 additional 
people downtown. Many more projects are proposed, including the new Bucks arena. 

! More than 5.5 million attendees visit events at the Bradley Center, Henry W. Maier Festival 
Grounds and the Wisconsin Center District annually. 

! The downtown office market of 11.8 million square feet accounts for more than 42 percent of the 
total area’s office market. 

! Class A office space vacancy rate was 9.8 percent as of the fourth quarter of 2014 and the 
average lease rate was $22.28 per square foot. 
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! Retail vacancy downtown decreased from 16 percent to 13 percent between Q1 2012 and Q4 of 
2014. The average lease rate increased to $18.88 from $18.79 per square foot. 

! Convention attendance has increased by nearly 130 percent between 2007 and 2014. 
Convention room nights increased by 26 percent during the same period.  

! Since 2000, the downtown population has increased by more than 25 percent. Population in the 
city limits has essentially been flat over the period.  

! The median income of downtown households increased by 38.4 percent since 2000, compared 
with 2.2 percent for all city households.  

! More than 5,000 housing units have been added to downtown since 2005. Approximately $550 
million in housing developments have been added between 2005 and 2012.  

Overall, the city of Milwaukee and Milwaukee County have experienced very little population growth in the 
past two decades compared to the state of Wisconsin and the United States. However, the downtown and 
metropolitan area have each experienced growth, signifying that residents are locating in the surrounding 
suburban communities and downtown. The resurgence of downtown is not fully documented in this report, but 
the analysis shows that serious investment in housing and housing demand are supporting higher prices and 
new development. In addition, there is continued development of real estate and other investment in the 
downtown area. The presence of numerous educational institutions in the downtown area, multiple Fortune 
500 companies, and numerous entertainment venues are what is attracting residents to a more urban lifestyle 
in similar cities provides ongoing support for this exciting time for downtown Milwaukee.  

The downtown population primarily consists of educated professionals of various age groups. Many are 
renters, although there is a strong contingent of residential owners. Nearly all are rehabbed or new units. The 
resurgence in downtown residents is helping to fuel the viability of restaurants and shops. It is also making 
employers consider locating downtown if they want to attract the best talent. Yet the customers who support 
the many events and facilities downtown are mostly from outside of the downtown residential base. As such, 
the successful strategy going forward for downtown is to continually consider how to attract and retain visits 
from residents from outside the downtown area, including the suburbs, exurbs and, for certain events and 
activities, a catchment area that includes all of Wisconsin and northern Illinois.  

Convention Center & Hotel Analysis 

Critical to the health of downtown is the ability to offer event and hotel spaces that accommodate the market 
willing and able to come to downtown Milwaukee. In most instances and cities, this means considering the 
health of the convention center facilities as well as the critical hotels and hotel room blocks that support the 
ability of the center to put a compelling package together. This group business, whether it is for social, 
religious, educational, corporate or association events, is an important third leg of the hotel demand stool (the 
other legs being corporate and leisure transient business). The more and better the event and hotel package, 
the more likely visitors and residents (not to mention new businesses) are to see Milwaukee as a vibrant and 
attractive place to visit or permanently locate.  

Downtown Milwaukee features one major convention facility and a number of hotels. The convention center is 
called the Wisconsin Center and is part of a multi-facility district called the Wisconsin Center District. It 
includes the 4,100-seat Milwaukee Theater and the 12,700-seat UW Panther Arena.  
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The Wisconsin Center opened in two phases in Downtown Milwaukee in 1998 and 2000. The $185 million 
facility has 189,000 square feet of exhibit space. 

When originally opened as the Midwest Express Center in 1998, the Wisconsin Center was designed with a 
Phase III expansion in mind, extending to the north to Kilbourn Avenue. In May of 2014, the Wisconsin Center 
District was the subject of a feasibility study outlining the District's competitive needs and proposing a modest 
expansion of 60,000 feet of new exhibit space, a 14,000 square-foot junior ballroom, and additional meeting 
rooms. Because this expansion initiative coincides with the current efforts to build a new Milwaukee Bucks 
NBA area, the study suggested a master plan to redevelop the downtown corridor between 4th and 6th Street 
as a pedestrian-friendly sports and entertainment district. 

The following map shows the Wisconsin Center with a radius drawn depicting the “walkable” distance from the 
facility. Any hotels (shown in orange) outside of this area would not be considered walkable by meeting 
planners and make it more difficult to create a competitive block of hotel rooms for major events.  

Figure 1 
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The details of the numbered hotels included in the body of the study. 

The next table shows the Wisconsin Center’s space breakdown relative to the peer cities chosen. 

Table 5 
Milwaukee Peer Downtown Convention Centers

Rank City

Milwaukee Peer Downtown Convention Centers

Convention Center Name

Total 
Function 
Space Exhibit SF

Ballroom 
SF

Meeting 
Room SF

Number of 
Breakout 
Divisions

Largest 
Ballroom 

SF
1 Indianapolis
2 Salt Lake City
3 St. Louis
4 Nashville
5 Kansas City
6 Pittsburgh
7 Baltimore
8 Charlotte
9 Portland
10 Cincinnati
 Average
 
11 Milwaukee

Amount Needed to Reach Average

Source: Hunden Strategic Partners, Smith Travel Research, Mpoint, Cvent, U.S. Census Bureau

Indiana Convention Center 729,551 558,000 57,072 114,479 98 33,335
Salt Palace Convention Center 671,220 510,600 45,000 115,620 75 45,000

America's Center Convention Complex 636,924 485,000 28,416 123,508 88 28,416
Music City Center 519,943 353,143 75,400 91,400 75 57,500

Kansas City Convention Center 420,030 287,820 70,394 61,816 43 46,484
David L. Lawrence Convention Center 419,921 312,756 31,212 75,953 61 15,660

The Baltimore Convention Center 407,216 300,000 36,672 70,544 61 36,672
Charlotte Convention Center 406,490 280,000 75,000 51,490 46 40,000
Oregon Convention Center 356,782 242,000 59,400 55,382 70 34,200

Duke Energy Convention Center 296,974 195,320 57,311 44,343 39 39,985
486,505 352,464 53,588 80,454 66 37,725

Wisconsin Center 265,841 188,695 37,506 39,640 38 37,506
Amount Needed to Reach Average 220,664 163,769 16,082 40,814 28 219

Source: Hunden Strategic Partners, Smith Travel Research, Mpoint, Cvent, U.S. Census Bureau  

The total function space in peer convention centers ranges from 265,841 square feet in Milwaukee (the 
smallest) to nearly 730,000 square feet in Indianapolis. The average for the set is 486,505 square feet, which 
is 220,664 square feet greater than (nearly double) the Wisconsin Center total.  

Exhibit space in peer convention centers ranges from 188,695 square feet in Milwaukee (the smallest) to 
558,000 square feet in Indianapolis. The average for the set is 352,464 square feet, which is 163,769 square 
feet more than (nearly double) the Wisconsin Center total. Ballroom space in peer convention centers ranges 
from 31,212 square feet in Pittsburgh (the smallest) to 75,000 square feet in Nashville and Charlotte. The 
average for the set is 53,588 square feet, which is 16,082 square feet more than the Wisconsin Center total.  

Milwaukee has about half of the meeting space of the peer set average and is the smallest amount in the set. 
The number of breakouts of the meeting space totals 38 at the Wisconsin Center compared with the average 
of 66 for the peer set.  

The largest ballroom at the Wisconsin Center meets the average of the set. The largest ballroom is also the 
newest, located in Nashville. It totals 57,500 square feet, which is 20,000 square feet larger than the grand 
ballroom in Milwaukee. For most measures, the Wisconsin Center is at about half of the level of the average 
of the peer set, except for the largest ballroom.  

The next table is perhaps the most important when determining the competitiveness of a destination and its 
ability to package appropriately sized groups for the convention center. It shows the package of walkable and 
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CBD rooms relative to the convention center. Walkable rooms are those within 1,500 linear feet of the 
convention center.  

Table 6 
Milwaukee Comparable Destinations' Downtown and Walkable Hotel Package

Walkable 
Rank City

Milwaukee Comparable Destinations' Downtown and Walkable Hotel Package

Walkable 
Hotel Room 

Count

Walkable 
Rooms per 
1,000 SF of 

Exhibit 
Space

CBD Hotel 
Room 
Count

CBD 
Rooms per 
1,000 SF of 

Exhibit 
Space

Milwaukee Comparable Destinations' Downtown and Walkable Hotel Package

# of 
Walkable 

Hotels

Avg. 
Walkable 

Room 
Count/ 
Hotel

# of CBD  
Hotels

Avg. CBD 
Room 
Count/ 
Hotel  

1 Indianapolis
2 Baltimore
3 Salt Lake City
4 St. Louis
5 Nashville
6 Charlotte
7 Pittsburgh
8 Cincinnati
9 Kansas City
11 Portland
 Average
 

10 Milwaukee
Amount Needed to Reach Average

6,259 11 7,033 13
6,057 20 8,560 29
4,360 9 7,921 16
3,864 8 5,976 12
3,352 9 4,922 14
2,819 10 4,884 17
2,600 13 5,315 27
2,380 10 3,291 14
2,248 8 2,621 9
1,914 8 6,712 28
3,585 11 5,724 18

1,994 11 4,066 22
1,591 0 1,658 -4

20 313 26 271
19 319 32 268
17 256 30 264
11 351 16 374
10 335 18 273
9 313 19 257
9 289 19 280
4 595 9 366
6 375 10 262
8 239 31 217
11 339 21 283  

5 399 23 177
6 -60 -2 106

Source: Hunden Strategic Partners, Smith Travel Research, Mpoint, Cvent, U.S. Census BureauSource: Hunden Strategic Partners, Smith Travel Research, Mpoint, Cvent, U.S. Census Bureau  

As shown, there are a number of metrics in the table, beginning with the walkable hotel room count. This 
figure ranges from 1,914 in Portland to 6,259 in Indianapolis, with an average of 3,630. Milwaukee’s walkable 
room count is near the bottom of the rankings (10th out of 11) and is 1,591 rooms short of the average of the 
peer set. Interestingly, while the Milwaukee total is not much more than half of the average and only one-third 
of Baltimore and Indianapolis, on a basis relative to the convention center size, it is exactly average. The 
average here is not ideal, however. The optimal number of walkable hotel rooms per 1,000 square feet of 
exhibit space is about 15. Only Baltimore exceeds this metric.  

The Central Business District (CBD) hotel room count is also important when considering the ability of the 
community to host large events. Meeting and event planners often have to contract with hotels outside the 
walkable radius, even if they would prefer not to. Milwaukee has just over 4,000 hotel rooms downtown and 
this compares with a peer set average of 5,724, or approximately 1,660 less than the average.  

Milwaukee has more than the average number of CBD hotel rooms relative to exhibit space. Milwaukee’s 
hotels, on average, are smaller than the average of the hotels in the peer cities (177 rooms vs. 275 rooms). 
This makes creating group room blocks difficult. However, for the five walkable hotels, the hotel size averages 
399 rooms in Milwaukee versus 339 rooms for the peer set. 

Overall, Milwaukee would be will served by a large 800 – 1,000-room convention hotel adjacent to the 
Wisconsin Center, especially if the facility expands. The number of available rooms and large hotels is simply 
too limited currently to keep Milwaukee competitive.  

The next table shows the largest headquarters hotel in the peer set.  
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Table 7 
Milwaukee Comparable Destinations' Headquarter Hotels

Rank City

Milwaukee Comparable Destinations' Headquarter Hotels

Largest Walkable Quality Convention Hotel Rooms
1 St. Louis
2 Indianapolis
3 Salt Lake City
4 Kansas City
5 Nashville
6 Baltimore
8 Charlotte
9 Pittsburgh
10 Portland
11 Cincinnati
 Average
 
7 Milwaukee

Renaissance Grand 1,018
JW Marriott Indianapolis 1,005

Omni - Under Development 1,000
Kansas City Marriott Downtown 983

Omni Nashville Hotel 800
Hilton Baltimore 757
Westin Charlotte 700

Westin Convention Center 616
Hyatt Portland 600

- 0
831

Hilton Milwaukee City Center 729

Source: Hunden Strategic Partners  

The largest hotel is in St. Louis, with 1,018 rooms. Cincinnati has large hotels near the convention center, but 
they are not of high quality or size to adequately service the needs of the convention center. Otherwise the 
smallest convention hotel is the new 600-room hotel underway in Portland. The average is 831 rooms, 
compared with 729 rooms in the Hilton Milwaukee City Center. Kansas City just announced a deal (not 
included in the metrics above) to build an 800-room Hyatt hotel adjacent to their convention center in a public-
private deal that has taken approximately ten years to formulate. 

In today’s competitive convention market, the market has demanded and received top-quality hotel and 
convention center packages, usually connected to each other, in most major U.S. cities and now even in 
second and third-tier cities. For a community to be competitive in the industry, a convention center alone will 
not suffice. First, the Wisconsin Center should be upgraded and expanded to include the elements necessary 
to compete. However, it should not be expanded if a plan for a matching hotel package is not included. 
Clearly, the destination package must include a solid-quality convention hotel package, which often means at 
least one major convention hotel adjacent or attached to the convention center.  

The number of walkable hotel rooms from a convention center’s front door should be approximately 15 per 
1,000 square feet of exhibit space. For Milwaukee, this means the optimal quality hotel package within 1,500 
feet of the Wisconsin Center is 2,900 rooms, or about 1,000 more than currently exist. If this could be 
developed within one large convention hotel, it would immediately put Milwaukee in contention for many more 
events than it currently qualifies for. Other cities have recognized that neither a convention center nor a nice 
hotel is compelling enough on its own, but rather the entire package of quality meeting space, a large quality 
meeting space, a large quality hotel room block and proximity between the two are essential to remain 
competitive in today’s meetings market. 
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Restaurant & Nightlife Analysis and Connectivity of Key Assets 

The peer cities were analyzed to determine how many restaurants and bars are located in each downtown. 
But perhaps just as important, HSP analyzed each downtown to determine how connected their assets were. 
Specifically, it is important to understand how connected or close the restaurants and nightlife are to the major 
demand generators that bring people to the downtown, especially those who do not live in the downtown area. 
For these visitors, whether from the suburbs or beyond, they generally come downtown for an event or an 
attraction. Before and/or after, they often want to eat, drink and extend their stay. Shopping is often also on 
the agenda if the opportunity presents itself. If the nodes of dining activity are not easily walkable from the 
attraction or event, then visitors are more likely to go to their car and drive home (or go back to their hotel). 
Not having the node of dining and bars and other nightlife easily connected means that much economic 
impact is being left on the table (or more correctly, being taken back from whence it came).  

Making sure that the nodes of restaurants and bars are near enough to the demand generators is critical to 
lengthening a visitor’s stay downtown, as this invites walkability between the restaurant and event, before 
and/or after the event. The restaurants and bars are the ‘glue’ that helps stick the rest of the assets of 
downtown together. Office workers, too, would much rather be able to walk from work to a pre-show 
restaurant and then the show, rather than have to get in their car to make this same transaction. Anytime 
someone has to make a choice to drive, they may just drive home.  

The table below shows the distance from the convention center (as one example of a major demand 
generator) to the nightlife and dining nodes. Anything beyond 1/3 of a mile is going to be a stretch for 
someone on foot willing to make that walk.  
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Table 8 
Peer City Distance from Convention Center to Nightlife/Dining Nodes

City

Peer City Distance from Convention Center to Nightlife/Dining Nodes

Entertainment District
Distance to Conv. 

Ctr. (Miles)
Baltimore
Charlotte
Indianapolis
Kansas City
Nashville
Portland
Salt Lake City
St. Louis
Cincinnati
Pittsburgh

Average

Milwaukee

Power Plant Live 0.50
EPICENTRE 0.10
Circle Centre Mall / Wholesale District 0.10
Power & Light District 0.10
Lower Broadway 0.20
Old Town-Chinatown 0.60
Area South of City Creek Mall 0.10
Ballpark Village/Laclede's Landing/Garment District 0.50
The Banks/Newport on the Levee 0.60
Cultural District 0.30

0.31

Milwaukee Street 0.60

Source: Hunden Strategic Partners

Brady Street 1.60
Historic Third Ward 1.30
Water Street 0.50
Old World Third Street 0.20
Jefferson Street 0.70

Source: Hunden Strategic Partners
 

The average distance of the primary entertainment/dining node in the peer cities is .31 miles (or about three 
blocks from the convention center). The most difficult or long distance situations are in Cincinnati and 
Portland, whereas the most compact entertainment and dining nodes relative to the convention center are 
located in Indianapolis, Kansas City and Salt Lake City. Charlotte’s EPICENTRE is not a large area, so it is 
hard to suggest that it is as competitive. 

However, in Milwaukee, only Old World Third Street falls within the easily walkable territory from the 
convention center (and for that matter, the arena). All of the other nodes of nightlife, especially Brady Street 
and the Historic Third Ward, are too far from these demand generators.  

Downtown Visitor Track 

The following figure is a map of the downtown area that displays where tourist photos have been geo-tagged 
within the city. This map will be an indication of tourist travel corridors and patterns. The blue represents local 
pictures taken, while red are pictures taken by tourists; yellow may be either. 
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Figure 2 

 

The primary areas of activity are along the riverfront down into the Historic Third Ward. Also, a major tourist 
pathway is along Wisconsin Avenue and terminates at the lakefront where the Milwaukee Art Museum is 
located. The area along Brady Street to the north is also an area of activity, with most being local.  Notice that 
most out-of-town visitors stick to where the city infrastructure of the city appears to be the densest, or in other 
words, where there are few (if any) gaps in the urban fabric. Open spaces between buildings and large 
swaths of surface parking tend to minimize pedestrians and activity. On the above map, Wisconsin Avenue is 
the only east-west link that is obvious (to visitors) in the center of the built-up downtown area, so visitors stick 
to that street. Wells and State Streets have comparatively no appeal to pedestrians, due to a number of open 
spaces. With a new streetcar line, this pattern of visitor tracking will likely adjust to include more of the 
downtown area. 

Possibly Milwaukee’s most glaring challenge is the transportation necessary to connect downtown hotel 
guests and visitors with the most popular attractions in the city. Connectivity is the key. Simply having public 
transportation or a car is not enough. The urban experience should be a fabric, with fibers connecting the 
various components, more like a varied quilt than a set of disconnected fabric scraps. Currently, there are a 
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number of areas of downtown that are nodes of activity, however there are major breaks in the activity due to 
undeveloped or underdeveloped swaths of the city that make walking from one node to another an unlikely 
activity. Areas with surface parking lots or empty storefronts or large buildings with blank walls facing the 
street detract from the pedestrian experience. The more densely packed the urban experience with a new 
store, restaurant, office or other use every 20 – 30 feet, the better. Large blank areas that breakup that 
experience signal an incomplete downtown and usually induces some fear in the pedestrian, especially at 
night. Filling those holes in the fabric with active uses expands the experience and knits the total downtown 
into an overlapping sea of unique experiences.  

One way to shorten the perceived distance between nodes is to enlarge the nodes themselves. For every 
block that the entertainment area expands, the distance from node to node shrinks accordingly. If each district 
expands toward the others by one block, then two blocks of perceived distance between the two will have 
been erased. This distance between demand generators/event centers and restaurant/bar nodes is a critical 
gap for Milwaukee compared with its peers. In order to truly compete for the market that wants a truly 
walkable downtown, these distances should be minimized and gaps filled.  

The next table shows the total number of downtown restaurants in each of the peer cities, based on an 
analysis of Yelp!’s listings and categories. The totals represent establishments listed under the restaurant 
category on Yelp!. Establishments categorized specifically as a bar or lounge were not included in the 
restaurant totals.  

Figure 3 
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As shown, Portland has more restaurants than any of the other cities, however this is driven by the massive 
number of food trucks that are parked in food truck lots in the downtown area. This provides a major cultural 
twist for Portland compared to most cities, so it cannot be discounted in terms of its value and impact. 
Milwaukee only has about 100 restaurants in its downtown compared with between 140 and 250 for the 
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balance of the group (except for Portland, with more than 400). While Milwaukee has a number of unique and 
memorable food experiences, the overall number of options is limited in Milwaukee relative to its peers.  

The next table shows the breakdown of the figures above. 

Table 9 

Milwaukee Comparable Destinations - Downtown Restaurants Ratings
City $ $$ $$$ $$$$ Total
Milwaukee 39 40 12 4 95
Cincinnati 70 46 12 5 133
Kansas City 71 56 11 2 140
Indianapolis 48 72 17 4 141
St. Louis 51 83 10 1 145
Charlotte 82 68 19 4 173
Nashville 79 73 17 4 173
Baltimore 92 113 22 3 230
Salt Lake City 110 108 18 5 241
Portland 309 97 23 3 432
Average 95 76 16 4 190

Source: Yelp, HSP
 

In terms of very nice and expensive restaurants, downtown Milwaukee is right at the average for the peer set 
at four restaurants. However, as the price level declines, Milwaukee’s relative share of restaurants declines. 
At the “$$$” level, Milwaukee has 12 options versus an average of 16 for the peer set. At the “$$” level, 
Milwaukee has just more than half of the average of the group, with 40. At the “$” level, Milwaukee has less 
than half of the average. However, if Portland is removed, then the peer set average is 68. In any case, 
Milwaukee’s downtown has fewer options, by a large margin, than the peer cities.   

The following maps and data show the location of the restaurant and bar options in Milwaukee’s downtown 
relative to demand generators. There are three maps. The first shows the options without the demand 
generators shown, to provide a sense of how dispersed or connected the options are. Those with connected 
options are considered to be healthier and more attractive/active than those where the options are spread out. 
This is mitigated or exacerbated by the relative proximity of the dining and nightlife options to the convention 
centers and arenas in each city.  

The following map shows downtown Milwaukee, with dots representing the restaurants. Nothing else is 
shown, to give a sense of clustering, or lack thereof.  
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Figure 4 

 

As is evident, there is quite a variety of restaurants in the area, although very few national chains. While this is 
good to create character for downtown, it also may make downtown a bit less hospitable seeming for those 
suburbanites or visitors whose psychographic profile points them to the familiar. A good mix of both chain and 
independent options can attract all types of visitors. 

What is more striking, and this will become evident after viewing the peer cities, is the dispersed nature of the 
restaurants. While there are a few concentrations of restaurants, most of the rest are spread throughout. In a 
densely built area, this would be a great situation. However, in the current state of development of downtown, 
it means that there are few strong nodes of dining and nightlife. Since these dots are spread throughout 
several larger areas, it is difficult for visitors to orient toward a central point (or points) to work from, even 
within an area of more concentrated options. The solution for this situation is to work to induce more 
development of restaurants and bars within the existing nodes, but also as links between nodes. The easiest, 
although most expensive, option is to infill develop within existing strong areas. The least expensive and most 
risky is to develop are in areas between existing nodes.  
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The next map shows the restaurants in relation to the hotels, retail and attractions.  

Figure 5 

 

While the Third Ward is popular and known for its walkable blocks, the restaurants are not necessarily 
concentrated. Because of the well-developed nature of this area, this is not necessarily a negative thing and 
in fact is positive. It means that there is activity beyond one intersection or block. Alternatively, Milwaukee is a 
concentrated stretch of restaurant activity, as is Brady (although more spread out from east to west). 

The final map shows the restaurants in relation to the convention, major entertainment and sports facilities, as 
well as the former seasonal trolley loop.  
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Figure 6 

 

The challenge shown by this map is the lack of restaurants close to the major convention and sports demand 
generators. This lack of “easy” walkable dining options before and after games, concerts, and conventions 
may contribute to the feeling that there is not as much happening downtown. There certainly is, but it is not 
obvious right outside of the major event facilities. This means those from the suburbs are more likely to get in 
their cars and drive home instead of walking across the river to Water Street or Milwaukee. It is simply just a 
block or two too far for this type of psychographic visitor to tolerate.  

By filling in areas near the Wisconsin Center and new arena with restaurants, this issue can be mitigated. It 
may not help the existing restaurants and bars, but by connecting the new with the existing, it will create a 
stronger, more connected downtown scene. Those from neighboring suburbs and communities will feel safer 
and more secure. If they walk to restaurants one or two times, it will encourage more expansive pedestrian 
activity in subsequent trips, with walks four to five blocks from the car, which will reveal many more options. 
But first, these guests need to be retained and retrained in the downtown experience. This happens when 
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they are made comfortable with their surroundings. Comfort to explore is achieved by developing nearby 
attractive restaurants, bars and other entertainment near the event generators.  

After reviewing the distribution of restaurants and nodes of activity, it is clear that Milwaukee has some urban 
fabric gaps relative to its peers. Several of the peer cities that have faced the same issues have developed 
light rail or streetcars (and Milwaukee will soon have its own streetcar) to mitigate the issue by connecting the 
nodes that are tough to walk between for the less intrepid pedestrians. Many of the cities are fortunate to be 
oriented linearly, such as Kansas City and Salt Lake City. Milwaukee is challenged in that its nodes are 
arrayed in more of a triangular fashion (in the most simple configuration). When including all the nodes, the 
distance and direction between the Third Ward, Brady, Water, Milwaukee and Wisconsin can be complex for 
a transit route.  

Efforts should be made to develop infill sites that will further join areas that currently are not as tied together. 
The stronger and larger each node becomes, the less distance there will be between the nodes, which will 
make the perceived need for transit less than it currently appears.   

Sports, Concert & Entertainment Venue Analysis 

The development of a new arena for the Bucks is a critical component for the entertainment assets of 
downtown. While the location has been chosen, how it connects and integrates with the rest of downtown will 
be a hallmark of its success or isolation.  

The timing of this analysis is critical due to the impending decisions related to the NBA Bucks. If the new 
owners cannot determine a plan for a new arena, the team could be moved to a city where a new facility 
exists that fits today’s requirements for generating revenue inside and outside the building.  

The following figure shows all the major league teams that have moved (and expansion teams that sometimes 
sprang up in their absence) since 1980.  
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Table 10 

Milwaukee Comparable Destinations - Downtown Sport Venues (sorted by Total Seats)

City Arena Seats Number of Arenas Stadium Seats Number of Stadiums Total Sports Venue Seats
St. Louis 22,000 1 109,975 2 131,975
Baltimore 14,400 1 117,360 2 131,760
Pittsburgh 24,187 2 103,496 2 127,683
Cincinnati 17,000 1 107,798 2 124,798
Charlotte 20,200 1 84,655 2 104,855

Indianapolis 18,345 1 84,500 2 102,845
Nashville 29,049 2 67,000 1 96,049

Salt Lake City 20,400 1 - - 20,400
Portland 19,980 1 - - 19,980

Kansas City 18,972 1 - - 18,972
Average 20,453 1.2 96,398 1.9 87,932

Milwaukee 31,333 2 - - 31,335

Source: AudArena 2012 International Guide
 

In terms of arenas and arena seats, Milwaukee scores above the average, as it has two arenas and more 
than 31,000 total seats. This provides an opportunity for more events downtown on a consistent basis, 
especially during the colder months when outdoor festivals are much less likely. This is important because 
Milwaukee is very popular and busy in the summer, but the colder months are much more challenging for 
restaurants, hotels and related businesses.  

However, because there is no football or baseball stadium downtown, Milwaukee’s total number of sports 
venue seats is near the bottom of the peer set. This results in a missed opportunity for more event activity 
from the venues that are not located downtown.  

The next table shows the theater seat summary. 
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Table 11 

Milwaukee Comparable Destinations - Downtown Theater Venues
City Amphitheater Seats Theater Seats Number of Venues 

Chicago 10,500 27,626 10
Nashville - 12,043 6

Kansas City - 13,236 4
Portland - 8,056 4

Pittsburgh -- 6,958 3
Salt Lake City - 6,186 3

Cincinnati - 5,209 2
St. Louis - 4,192 1
Charlotte - 4,000 3
Baltimore - 4,155 2

Indianapolis - 2,650 2
Average - 8,574 3.6

Milwaukee 23,000 10,191 5

Source: AudArena 2012 International Guide
 

Two cities feature an amphitheater today and Indianapolis is in the process of developing one. This is an 
advantage for Milwaukee, especially in the summer. The number of auditorium and theater seats in 
Milwaukee totals more than 10,000, which compares to an average of about 8,600. That average includes the 
nearly 28,000 seats in Chicago. Without including Chicago, Milwaukee far outshines the peer set of cities. 
And given that Chicago is seven times larger than Milwaukee, the fact that Milwaukee has more than one-
third as many seats is a strong sign.  

Milwaukee also has five venues in downtown, more than the average of 3.6 for the peer set. Milwaukee also 
has a major casino within close proximity to downtown with a hotel, which no other downtown has besides 
Cincinnati. 

In terms of theater/stage seats and opportunities, downtown Milwaukee fares well. Milwaukee is excelling and 
should find ways to promote this advantage to those in Chicago as well as Madison. In terms of sports seats, 
Milwaukee does not fare as well. While it has two arenas (and will again if the Bucks’ arena is developed as 
proposed), it does not have any baseball or football stadiums to generate crowds during those seasons. This 
is a missed opportunity.  

One conclusion can be drawn for any future development, such as a new arena for the Bucks. First, the 
community will lose much downtown activity if the team is lost, so finalizing an arena deal to retain the team is 
critical. Second, a new Milwaukee Bucks arena can create synergy with existing nodes of activity or it can be 
an island that is removed from existing entertainment areas. To create the most return on investment in terms 
of community development, the development should be as integrated as possible into the surrounding, 
walkable activity nodes. To the extent new restaurants and bars are developed, the downtown would be best 
served by options that do not replicate what is already downtown or in the suburbs. New, creative offerings 
will enhance the new arena development as well as the downtown. This will make it a more interesting 
destination for visitors from all over the country, not just the metro area. Nearly every new arena being 
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developed today is an anchor in a larger mixed-use entertainment district that often includes residential 
developments, but nearly always includes restaurants, bars and retail.  

Transit Analysis 

Public transit is generally considered an investment that provides the best return when density is highest, 
however, it can also serve as a catalyst to enhance density and development. In Milwaukee, the very reason 
that one might want a streetcar or other public transit option is directly tied to the fact that, as established in 
this report regarding downtown entertainment and dining areas, the nodes of activity are spread far enough 
apart that walking is inconvenient.  

The table below shows the public transportation in each of the peer cities chosen.  

Table 12 

Milwaukee Comparable Destinations - Public TransportationMilwaukee Comparable Destinations - Public Transportation

City Buses Bus Routes Lightrail Lightrail 
Lines

Unlimited Day 
Pass

Unlimited 
Monthly Pass

Trolleys/ 
Circulator Subway Commuter 

Train
Baltimore 57 3 $3.50 $64.00 -
Charlotte 50 1 $6.60 $88.00 - -
Cincinnati 79 - - - $70.00 - -
Indianapolis 31 - - $2.00 $60.00 - - -
Kansas Ciity 65 - - $3.00 $50.00 - - -
Nashville 55 - - $5.25 $84.00 - - -
Portland 79 4 $5.00 $100.00 -
Salt Lake City 131 3 $6.25 $83.75 - -
St. Louis 75 2 $7.50 $78.00 - - -
Average 69 2.6 $4.89 $75.31

Milwaukee 50 - - $4.00 $64.00 - -

*Day and monthly passes are for all available public transportaion
Source: Respective Public Transportation Authorities, HSP

 

As shown, Milwaukee currently does not have a light rail option, although it does have a bus system that 
services most of downtown. However, a recently approved streetcar system is in the development process. 
This is a major step for the downtown and community at large and represents a major investment in 
connectivity.  

The Milwaukee Common Council took a step forward on transit on February 10th, 2015 by approving the first 
leg of a modern downtown streetcar. The Seasonal Downtown Trolley Loop was a stepping-stone to a true, 
permanent downtown circulator or streetcar system. Downtown would function more coherently as a single 
downtown area with a permanent transit service, with covered transit stations and lighted readout signs telling 
commuters when the next streetcar is arriving. In a city core that is as expansive as Milwaukee’s, a system of 
intersecting transit lines (such as Baltimore and Portland) or streetcar tracks set up as a downtown-area 
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circulator (such as Cincinnati or Kansas City) appears to be a positive path to tie the city’s attractions and 
people together, and to jump-start new urban development. 

The following figure shows the prior Milwaukee trolley route and the proposed streetcar lines with expansions. 

Figure 8 

 

As shown, the proposed streetcar line will link most of the critical entertainment and nightlife areas, however 
the initial phase would not connect to the Wisconsin Center or Bucks arena.  

When young professionals choose the city in which they want to settle, or when international corporations are 
scouting places to locate a regional headquarters office, they are looking for the qualities that matter most to 
new employees who have a choice. Those qualities amount to a cosmopolitan energy, such as overall quality 
of life, a vibrant street life, diverse and international cuisine, a healthy arts scene, a variety of sports and 
personal athletic and recreational options, and the ease of a diverse transportation system. Larger cities 
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understand that providing a variety of transportation alternatives to its residents attract both educated 
employees and companies looking for quality employees. 

Very few American downtowns have a rail streetcar system in place, or if they do, it is limited to only one 
linear street (Tampa, Memphis and Charlotte are good examples of this, although Charlotte is preparing for 
expansion). However, other cities with a variety of crisscrossing streetcar lines and light rail lines have 
downtowns that are experiencing electrifying urban growth, especially in the growing residential and 
tourist/entertainment sectors. San Diego, Portland, Denver, Seattle, Dallas, Toronto, Washington, 
Minneapolis-St. Paul, Salt Lake City, and the traditional transit cities of Boston, New York, Philadelphia, 
Chicago and San Francisco are all experiencing an urban renaissance, with the most new development being 
clustered near rail transit stations. As previously stated, it is a necessary step to begin the Milwaukee 
streetcar line as it is proposed, although this is not a transit system so much as a circulator. It would be helpful 
for Milwaukee to expand the proposed streetcar route from the proposed initial route to also include the area 
from West Wisconsin street northward to the new NBA Bucks arena and Old World 3rd Street. That link will be 
critical to the success of the entire line due to the large numbers of people that would see and potentially use 
the streetcar during events and on weekends when Old World 3rd Street is active. 

Milwaukee’s downtown area is one of the larger footprints of American cities, with attractions spread out from 
the Lakefront, westward over a mile-and-a-half to Marquette University, and from Ogden Avenue a mile south 
to the Historic Third Ward and Festival Park. A year-round permanent streetcar circulator makes more sense 
in Milwaukee than in many of its peer cities due to an expanding lakefront residential base, cold winters that 
make walking unpleasant, and a hotel geography that is quite spread out. The numerous theaters and nodes 
of nightlife activity require that any transit option, such as the recently approved streetcar, should be operating 
with frequent service late into the night in order for the public to trust that they will not be stranded late at night 
at their downtown destination once the establishments close up for the evening.  

Connectivity is a key to fostering a critical mass of a mix of real estate uses and both residential and tourism 
growth. A well-designed corridor of transit, one that is easy to understand and see (such as rails or electrified 
wires, attractive well-lighted stations and distinctive urban landscaping), even if a train is not actually within 
eyesight, attracts people. The streetcar project is a first step in the development of a more comprehensive 
transit system and solution for the area, including downtown. However, the streetcar is not a transit system in 
and of itself. It is a promising first step that can show how frequent, reliable, safe and modern connectivity via 
attractive public transit can enhance the viability of the areas it is connecting. As it is today, this city with a 
large downtown and a generous amount of distinctive architecture lacks focus on connectivity, and the 
streetcar is a positive development and mobility option for many people who otherwise may not go downtown, 
or who would not move from node to node within downtown. In the future, light rail lines or bus rapid transit 
routes from the suburbs into the city’s downtown would be logical next step to link these critical population 
centers with the heart of the region, downtown Milwaukee.  

Conclusions 

Milwaukee’s downtown has a number of assets that it should be proud of, including event facilities and 
theaters, museums, restaurants and historic buildings. However, because its downtown is so geographically 
large, it can be perceived as not as active as other cities with the same number of assets within a smaller 
area. So while on a numeric comparative basis Milwaukee’s downtown may be fairly comparable in a variety 
of measures, the spread out nature of the downtown means that visitors do not necessarily feel like there is a 
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large hub of activity, but rather multiple spread out smaller nodes of bars, restaurants and entertainment 
options. In addition, in several key measures (except for entertainment/concert seats), Milwaukee’s number 
and size of comparable assets, like hotel rooms, convention space, restaurants and bars is lower than most of 
the peer cities.  

The next table shows the overall scorecard versus the peer cities as of 2015.  

Table 13 
Summary of Comparative Downtown Analysis (Milwaukee Compared with Peer Set)

Convention 
Center Size

Walkable 
Quality Hotel 

Package

Largest 
Convention 

Hotel

Interesting/ 
Boutique 

Hotels
Inexpensive 
Restaurants

Upscale 
Restaurants

Transit 
Connectivity

Walkability to 
Most Nodes

Stage Theater 
& Concert 

Seats (non-
arena)

Entertainment 
Nodes & 

Proximity to 
Demand 

Generators
Sports Venues 

& Seats

Milwaukee Smallest
Second from 

Last
Just Below 
Average Among Highest Least Average N/A Average Highest Average Below Average

High City/Cities Indianapolis Indianapolis
St. Louis, 

Indianapolis
Milwaukee, 
Cincinnati

Portland*, Salt 
Lake City, 
Baltimore

Portland & 
Baltimore

Portland, Salt 
Lake City

Indianapolis, 
St. Louis, 
Nashville Milwaukee

Nashville, 
Kansas City, 
Indianapolis

St. Louis & 
Baltimore

Low City/Cities Milwaukee Portland Cincinnati Indianapolis Milwaukee St. Louis
Indianapolis, 

Nashville
Portland, 

Kansas City Salt Lake City
Cincinnati, Salt 

Lake City
Portland & 

Kansas City

* Includes numerous permanent food trucks
Source:  HSP, Yelp, other sources  

As is described throughout the report and shown in map and data form, Milwaukee excels in the number of 
interesting boutique and historic hotels. It also has the most stage theater and concert seats of any downtown 
in the peer set. Milwaukee’s downtown is average in terms of the number of upscale restaurants and 
walkability to most nodes of activity. It is also average in terms of proximity between entertainment nodes and 
demand generators.  

Milwaukee suffers in terms of the smallest convention center and the second to lowest walkable convention 
hotel package. Its largest convention hotel is slightly below the average in terms of room count. Milwaukee 
also has the fewest number of inexpensive restaurants. While it has recently approved a downtown streetcar 
– a major step forward for the community – it has no dedicated rail-based transit service (along with laggards 
Indianapolis and Nashville). Downtown Milwaukee’s number of sports venue seats is below average due to 
the location of Miller Park outside of downtown. The activity associated with the numerous home Brewers’ 
games is mostly isolated to the tailgating in the parking lot, but lost to downtown venues for the most part due 
to its location.  

HSP was asked to analyze downtown Milwaukee in terms of its entertainment and hospitality assets in 
relation to its peers. How did it stack up? As shown in the table above, the results are mixed. No downtown 
has the best or most of every category (not even New York City). If it did, it is likely comparing itself to a 
weaker set of peers. HSP chose this set of peers because it provides an aspirational challenge to Milwaukee.  

As of the beginning of 2015, the key conclusions begin with encouragement to springboard off of the areas of 
success. These success areas include: 

p
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! A strong cluster of stage/concert venues and seats. Milwaukee should promote and cross-
promote the advantage it has in the music, performance and theater scene. There is much 
entertainment happening that locals and visitors should be more aware of, which will introduce 
more activity to downtown.  

! The unique boutique hotel selection. Milwaukee, for its size, has a wide variety of boutique 
historical and cutting edge hip hotels of all sizes. Most of the visitor population has no idea of the 
experiences awaiting them within the hotels that Milwaukee offers. This includes some branded 
hotels developed within historic buildings. Hotels, such as the Iron Horse, despite its location 
outside of the heart of downtown, can become a key part of the Milwaukee experience and not 
just a place to sleep. Milwaukee can introduce many new visitors to downtown by leveraging 
these catalytic hotel experiences. In-house surveys show that the key markets for hotels like the 
Pfister and Iron Horse are major metros like New York, Washington, DC, and Chicago, yet also 
weekend ‘staycations’ for those within an hour’s drive.  

The areas of focus and challenge were made evident in this analysis as well. While Milwaukee’s downtown is 
healthy overall and on an expansion track, there are categories that HSP identified in its analysis that showed 
where it is weakest compared with the peer set:   

! The convention center and walkable hotel package are both extremely undersized. 
Regardless if the Wisconsin Center expands, it requires a new convention hotel to at least 
correct the balance of rooms to convention center size. As it stands today, the hotel room deficit 
near the Center is about 400 rooms. With the proposed expansion of the center, that gap will 
require an 800- to 1,000-room hotel to keep the package competitive. This hotel should be within 
a block or connected to the convention center. Walkability is a key consideration for meeting and 
convention planners and Milwaukee is currently at a disadvantage in this category.  

! While Milwaukee meets the average number of the peer set for high-end restaurants, 
downtown Milwaukee features far fewer restaurants at every other level of price 
compared to its peers. More restaurants opening will encourage more investment and the 
development of nodes of activity. Milwaukee also has a deficit of chain restaurants downtown. 
While it may seem counter-intuitive to seek chain restaurants in a downtown area, at least a few 
of these help mitigate one of the hurdles that many visitors have with downtowns…the 
unfamiliarity of the environment. Having familiar names provides comfort for certain types of 
visitors. However, for those looking for a unique experience, downtown should always seek to 
induce the opening of more and varied independent restaurants, bars and clubs, as this is what 
makes it unique from other cities and the suburbs. Having more of both types of offerings will 
help downtown’s reputation and perception, as well as overall economy.  

! Connectivity is Lacking. Due to the large physical area taken up by downtown, Milwaukee’s 
nodes of dining and nightlife activity are fairly spread out and there is no easy way to experience 
them all without using a car. There are nodes north (Brady Street) and south (Historic Third 
Ward) and several in the central portion of downtown. The recently approved streetcar is a great 
start to mitigating these issues. The additional strategy to minimize the real and perceived 
distance between activity nodes is to encourage development in the ‘gap’ areas between the 
nodes. As these underdeveloped parcels are developed, the gap between the nodes 
disappears. People are more willing to walk farther when a large area is more densely 
developed (dense urban “fabric” compared with open parking lots or uninhabited buildings). 
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While additional infill will not solve the problem completely, it will go a long way to making it 
seem less pressing. There will be simply enough to do in more places.   

! The area immediately around the Wisconsin Center and Bucks Arena is lacking obvious 
dining and other options. This discourages visitors from staying downtown and encourages 
them to go to their cars and exit the downtown area. By inducing new restaurant and related 
development outside the front doors of the convention center and new arena, much economic 
impact will be recaptured relative to the leaked spending that is occurring now. Any new arena 
development should take a cue from other successful cities (peer cities and others) and include 
restaurant, bars or at least strong connectivity to existing restaurant, bar and entertainment 
areas:  
! The new arena in Sacramento is making non-arena activities and streetlife a key 

component,  
! The Sprint Center in Kansas City has the Power & Light District right outside its front door,  
! Indianapolis developed Georgia Street into a quasi-pedestrian entertainment district 

connecting Bankers Life Fieldhouse and the convention center, 
! Cincinnati is developing The Banks between its two major sports venues downtown, 
! Pittsburgh developed an entertainment district between its two major sports venues, 
! San Diego, San Francisco, Denver, Los Angeles, Louisville, Nashville and others have 

purposefully located key entertainment areas and arenas in the same location to create 
synergy and spread economic development and opportunity beyond just the arena. 

By making smart choices with new developments and their locations, many of these issues can be mitigated. 
Downtown Milwaukee can improve its position and reputation within its own metro area as well as nationwide. 
The city is vibrant and has so much to offer. It can now use these timely major developments, such as the 
new arena and streetcar, to enhance the downtown, fill in the gaps, connect the attractions and induce the 
development of more hotels, restaurants and bars to the downtown area. Creating the conditions for success 
will invite private development to fund and develop more projects downtown. This, in turn, will shrink or 
eliminate any of the deficits profiled in this report and result in a vibrant, attractive and competitive downtown 
to live, work and visit.  
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! Chapter 5  Transit Analysis 

About Hunden Strategic Partners 

Hunden Strategic Partners is a full service real estate development advisory practice specializing in 
destination assets. With professionals in Chicago, Minneapolis and Indiana, Hunden Strategic Partners 
provides a variety of services for all stages of destination development in the following primary areas: 

! Real estate market and financial feasibility and financial consulting 
! Owner’s representation and operating consulting 
! Strategy and master planning 
! Public incentive analysis 
! Economic, fiscal, and employment impact analysis (cost/benefit) 
! Economic and tourism policy/legislation consulting 
! Organizational development 
! Research and statistical analysis 
! Developer solicitation and selection; Private management company solicitation and selection 

Hunden Strategic Partners professionals have provided all of the above services for hundreds of client 
projects worldwide for the public, non-profit and private sectors. In addition, our professionals have prior 
professional career experience in municipal and state government, economic and real estate development, 
real estate law, hotel operations and non-profit management. Over 70 percent of our clients are public 
entities, such as municipalities, counties, states, convention bureaus, authorities and other quasi-government 
entities empowered to conduct real estate, economic development and tourism activities. 

Limiting Conditions 

HSP relied on primary and secondary sources of information for the assumptions made in this report and 
assumes these sources to be accurate. Assumptions created for the analysis were based on the data 
available to HSP during the study period as well as professional judgment. 
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No responsibility is taken for unforeseen events occurring after the date of the analysis, including war and 
terror attacks, natural disasters and major economic recessions. 

This report is intended to be used as a tool for decision-making by the contracting parties related to this 
Project and for no other purpose.  
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