
7725 W. North Avenue
Wauwatosa, WI 53213Wauwatosa, WI

Plan Commission

Meeting Agenda - Final

Council Chambers and Zoom:  
https://servetosa.zoom.us/j/83599194279, 

Meeting ID: 835 9919 4279

6:00 PMMonday, February 10, 2025

Regular Meeting

HYBRID MEETING INFORMATION

Members of the public may observe and participate in the meeting in-person or via Zoom at the link 
above.  To access the Zoom meeting via phone, call 1-312-626-6799 and enter the Meeting ID.

CALL TO ORDER

ROLL CALL

NEW BUSINESS

1. Consideration of a Land Division via Certified Survey Map at 8100 W. 
Chestnut Street, Jim Walsh, applicant

25-0059

2. Consideration of a Conditional Use Permit in the Neighborhood/Village 
Trade (C1) zone at 7601 Harwood Avenue to allow second-hand 
merchandise sales, Danielle Linn, applicant

24-1796

3. Consideration of a Zoning Text Amendment to Wauwatosa Municipal 
Code Chapter 24.08 to include tattoo/body art facilities in the definition of 
a Personal Improvement Service, Bobbie Peters, Image Studios, applicant

24-1794

4. Consideration of Resolution adopting the Tosa Tomorrow 2045 
Comprehensive Plan

25-0045

ADJOURNMENT

NOTICE TO PERSONS WITH A DISABILITY 
Persons with a disability who need assistance to participate in this meeting should call the City Clerk's office at (414) 479-8917 or send an email to 
tclerk@wauwatosa.net, with as much advance notice as possible.
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Wauwatosa, WI

Staff Report

7725 W. North Avenue
Wauwatosa, WI 53213

File #: 25-0059 Agenda Date: 2/10/2025 Agenda #: 1.

Consideration of a Land Division via Certified Survey Map at 8100 W. Chestnut Street, Jim Walsh, applicant

Submitted by:
Art Pinon

Department:
Development

A. Background/Options

The applicant is proposing a Certified Survey Map to create a 0.195-acre parcel next to their current home for a
future home construction.

B. Staff Comments

Planning/Zoning Division
Thirty-three (33) public notification letters related to the project were sent per City regulations.

The lots and existing house meet zoning requirements.

Building Division
No issues from Building.

City Assessor’s Office
No issues.

City Clerk’s Office
No issues.

Engineering Division
The proposed lot will does not have any existing water or sewer laterals.  The installation of new laterals to the
proposed lot will be the responsibility of the parcel owner.

Fire Department
No issues.

Health Department
No issues.

Police Department
No issues.

C. Recommendation
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File #: 25-0059 Agenda Date: 2/10/2025 Agenda #: 1.

Staff recommends approval subject to:
1. Any technical corrections as identified by the Register of Deeds.
2. Per State Statute 236.34 (2), the CSM is to be recorded within 12 months of the Common Council

approval.
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Milwaukee County  Land Information Office

City of

CITY OF WAUWATOSA | 7725 N. NORTH AVE | WAUWATOSA WI, 53213 | WAUWATOSA.NET

8100 Chestnut St Wauwatosa
Monday, January 27, 20251 " = 100 ' 4



WEST CHESTNUT ST.

LOT 2

LOT 1

MILWAUKEE CO. CERTIFIED SURVEY MAP NO. ____

PRELIMINARY

 PART OF LOT 3, PART OF LOT 4, PART OF LOT 6 AND PART OF LOT 7 IN BLOCK 1 OF L.L. GRIDLEY'S SUBDIVISION, BEING

A PART OF THE SOUTHWEST 1/4 OF THE SOUTHEAST 1/4 OF SECTION  21, TOWNSHIP 7 NORTH, RANGE 21 EAST,

IN THE CITY OF WAUWATOSA, MILWAUKEE COUNTY, WISCONSIN.

(262) 367-7599

LAND SURVEYING       LAND PLANNING    

www.landtechwi.com

S   U   R   V   E   Y   I   N   G

111 W. 2nd STREET
 OCONOMOWOC, WI 53066

THIS INSTRUMENT WAS DRAFTED BY MATTHEW T. O'ROURKE, S-2771

LEGEND

WI

MATTHEW T.

O'ROURKE

S-2771

NEOSHO,

VICINITY MAP

21
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SURVEYOR'S CERTIFICATE:

MILWAUKEE CO. CERTIFIED SURVEY MAP NO. ____
 PART OF LOT 3, PART OF LOT 4, PART OF LOT 6 AND PART OF LOT 7 IN BLOCK 1 OF L.L. GRIDLEY'S SUBDIVISION, BEING

A PART OF THE SOUTHWEST 1/4 OF THE SOUTHEAST 1/4 OF SECTION  21, TOWNSHIP 7 NORTH, RANGE 21 EAST,

IN THE CITY OF WAUWATOSA, MILWAUKEE COUNTY, WISCONSIN.

OWNER'S CERTIFICATE;
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MILWAUKEE CO. CERTIFIED SURVEY MAP NO. ____
 PART OF LOT 3, PART OF LOT 4, PART OF LOT 6 AND PART OF LOT 7 IN BLOCK 1 OF L.L. GRIDLEY'S SUBDIVISION, BEING

A PART OF THE SOUTHWEST 1/4 OF THE SOUTHEAST 1/4 OF SECTION  21, TOWNSHIP 7 NORTH, RANGE 21 EAST,

IN THE CITY OF WAUWATOSA, MILWAUKEE COUNTY, WISCONSIN.

CONSENT OF CORPORATE MORTGAGEE

CORPORATE MORTGAGEE NOTARY CERTIFICATE
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CITY OF WAUWATOSA PLAN COMMISSION APPROVAL

CITY OF WAUWATOSA COMMON COUNCIL APPROVAL

MILWAUKEE CO. CERTIFIED SURVEY MAP NO. ____
 PART OF LOT 3, PART OF LOT 4, PART OF LOT 6 AND PART OF LOT 7 IN BLOCK 1 OF L.L. GRIDLEY'S SUBDIVISION, BEING

A PART OF THE SOUTHWEST 1/4 OF THE SOUTHEAST 1/4 OF SECTION  21, TOWNSHIP 7 NORTH, RANGE 21 EAST,

IN THE CITY OF WAUWATOSA, MILWAUKEE COUNTY, WISCONSIN.
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Wauwatosa, WI

Staff Report

7725 W. North Avenue
Wauwatosa, WI 53213

File #: 24-1796 Agenda Date: 2/10/2025 Agenda #: 2.

Consideration of a Conditional Use Permit in the Neighborhood/Village Trade (C1) zone at 7601 Harwood Avenue
to allow second-hand merchandise sales, Danielle Linn, applicant

Submitted by:
Art Pinon

Department:
Development

A. Background/Options

The applicant is requesting approval of a Conditional Use Permit to allow secondhand sales of children’s apparel
and gear at 7601 Harwood Avenue in the Neighborhood/Village Trade (C1) zone. A portion of the space will also
be subleased to an aesthetic boutique and provide a mother’s room for community use along with flexible space
for small gatherings or pop up events. The proposed operating hours are 8:00 am to 10:00 pm daily. Attached is
a floor plan and project description submitted by the applicant.

Public Hearing
The required public hearing before the Common Council occurred on January 28, 2025 with only the applicant
speaking in favor of the proposal. Twenty-three public notification letters related to the project were sent per
City regulations. The Council meeting packet along with video can be found here:
<https://wauwatosacitywi.legistar.com/LegislationDetail.aspx?ID=7105542&GUID=405F8F85-3CF8-4C8C-
=

B. Staff Comments

Planning/Zoning Division
No additional parking is required as parking requirements in the C1 District are uniform for office, retail, and
eating/drinking establishments. However, installation of a long-term bike parking space is encouraged.

Building Division
Architectural supervision, plan review and applicable building permits required.
Final Occupancy inspection and approval required prior to occupancy.

City Assessor’s Office
Provide detailed costs of any alterations and/or new construction as well as income & expense as requested by
the Assessor’s office

City Clerk’s Office
No issues.

Engineering Division
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File #: 24-1796 Agenda Date: 2/10/2025 Agenda #: 2.

No issues.

Fire Department
Fire codes will be adhered to.  Plans will be reviewed for fire code requirements.

Health Department
No issues.

Police Department
No issues.

C. Recommendation

Staff recommends approval subject to:
1. Establishing hours of operation.
2. Providing detailed costs of any alterations and/or new construction, as well as income & expense as

requested by the Assessor's office.
3. Under WMC 24.16.040I., a Conditional Use will lapse and have no further effect one year after it is

approved by the Common Council, unless a building permit has been issued (if required); the use or
structure has been lawfully established; or unless a different lapse of approval period or point of expiration
has been expressly established by the Common Council.

4. Obtaining other required licenses, permits, and approvals.
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Milwaukee County  Land Information Office

City of

CITY OF WAUWATOSA | 7725 N. NORTH AVE | WAUWATOSA WI, 53213 | WAUWATOSA.NET

7601 Harwood Ave. Wauwatosa
Wednesday, December 18, 20241 " = 89 ' 12



Little Geese Shop

A community children’s boutique, specializing in
gently used, high quality clothing and gear. 

We will also feature a selection of new items
that align with our mission of community and
sustainability, including our Mom Maker
Collection, where we feature products made by
local caregivers. 

We also plan to sublease a portion of the
space to an aesthetic boutique, provide a
mother’s room for community use (free of
charge during operating hours), and a flexible
space for small gatherings or pop up events. 

Tentative Business hours: 8AM- 10PM daily.

No plan for additional employees at this time,
though eventually will likely have between 2-5
part time. 
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NOTICE OF PUBLIC HEARING BEFORE THE WAUWATOSA COMMON COUNCIL 
 
Please take notice that a public hearing will be held by the Common Council of the City of Wauwatosa, Milwaukee 
County, Wisconsin, on Tuesday, January 28, 2025 at 6:30 P.M. in the Common Council Chambers at City Hall, 7725 
W. North Avenue, Wauwatosa, Wisconsin, and via Zoom, at which time the Common Council will consider the 
request by Danielle Linn for a Conditional Use Permit in the Neighborhood/Village Trade (C1) zone at 7601 
Harwood Avenue to allow second-hand merchandise sales. 
 
For additional information or Zoom access information for the meeting, visit the City’s meeting portal at 
www.wauwatosa.net or contact the Development Department at (414) 479-8957. Members of the public may 
submit written comments via the meeting portal e-comment function. Comments will be accepted up to the start 
of the meeting. Accessibility accommodations can be requested at (414) 479-8917. 
 
Steven A. Braatz, Jr.  
City Clerk 
 
To be published: North NOW, January 8 and January 15, 2025 
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Wauwatosa, WI

Staff Report

7725 W. North Avenue
Wauwatosa, WI 53213

File #: 24-1794 Agenda Date: 2/10/2025 Agenda #: 3.

Consideration of a Zoning Text Amendment to Wauwatosa Municipal Code Chapter 24.08 to include tattoo/body art
facilities in the definition of a Personal Improvement Service, Bobbie Peters, Image Studios, applicant

Submitted by:
Art Piñon

Department:
Development

A. Background/Options

The applicant is requesting a Zoning Text Amendment to allow tattoo and body art facilities within the City’s
General Commercial (C2) zoning district. Historically, these types of facilities were prohibited as they were not
specifically listed as a permitted use in the Zoning Code.

Upon reviewing the request and considering similar past proposals, staff recommends a broader amendment that
would modify the definition of "Personal Improvement Service" to explicitly include tattoo and body art
facilities. This would list tattoo and body art services alongside other personal improvement services such as
hair salons, nail salons, and barber shops as permitted uses within commercial zones, including the C2 district.

This updated definition would not only facilitate the establishment of tattoo and body art facilities but also
support the inclusion of related services, such as permanent makeup and microblading. The proposed change is
intended to better align the City’s zoning regulations with updated business trends, while ensuring land use
compatibility and maintaining appropriate standards within commercial areas.

B. Staff Comments

Planning/Zoning Division
The required public hearing was held at the January 28, 2025 Common Council meeting with two people
speaking in support of the amendment and no one appearing in opposition.  The Council meeting packet along
with video can be found here:
<https://wauwatosacitywi.legistar.com/LegislationDetail.aspx?ID=7105542&GUID=405F8F85-3CF8-4C8C-
=

Building Division
No issues from Building Division.

City Assessor’s Office
Provide detailed costs of any alterations and/or new construction as well as income & expense as requested by
the Assessor’s office

City Clerk’s Office
No comments

Wauwatosa, WI Printed on 2/4/2025Page 1 of 2
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File #: 24-1794 Agenda Date: 2/10/2025 Agenda #: 3.

Public Works Department
No comments

Engineering Division
No issues.

Fire Department
No issues from Fire Department.

Health Department
The Health Department has no concerns. A City Ordinance adopting state statutes and administrative rules is
currently pending which would allow proper licensing and regulation. Licensing and inspection for these
establishments will be required and managed by the Department of Safety and Professional Services.

Police Department
No comments

C. Recommendation

Staff recommends adoption of the suggested code change.
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IMAGE STUDIOS® 
 

 
 
11514 W Burleigh Street, Suite 111, Wauwatosa WI 53222 | 414-737-9500 | www.imagestudios360.com 

 
December 15, 2024 
 
City of Wauwatosa 
Art Pinon 
Principal Planner 
City of Wauwatosa | Development Department 
7725 W. North Avenue, Wauwatosa WI 53213 
 
Reason: Request Zoning Code Amendment 24.08.040 Section Q 
 
Dear Mr. Art Pinon, 
 
On behalf of Image Studios located at 11415 West Burleigh Street, Wauwatosa, WI 53222, we request that the 
City’s Zoning Code be amended to allow for tattoo and body art facilities (i.e., non-medical permanent body art 
establishments per Chapter 24.08.040, Section Q) within the General Commercial (C2) zoning district. 
 
IMAGE Studios Wauwatosa completed our brand-new buildout and obtained our Occupancy Permit in August 
2024. We now provide 40 private studios that are high-end, hygienic, and safe accommodations for licensed 
and experienced beauty, health, and wellness professionals.  
  
According to the City’s Zoning Code, C2, the General Commercial district accommodates a wide range of 
businesses, commercial spaces, and other destination-oriented uses. A tattoo and body art facility is a 
destination-oriented use; therefore, it aligns with this zoning district. 
  
By allowing this use, the City has greater oversight to monitor and regulate this service for the benefit of public 
health and ensure each operator operates according to the required standards. This ensures safe, hygienic 
practices for both staff and the customer. 
  
Several surrounding communities, including the City of Milwaukee and various suburbs surrounding 
Wauwatosa, allow this use; thus, the City of Wauwatosa is losing economic revenue to these surrounding 
communities.  The City of Wauwatosa will capture that economic benefit by amending the City’s Zoning Code 
to allow for tattoo and body art facilities. 
 
If I can provide further reasoning as to why allowing non-medical permanent body art would benefit the City of 
Wauwatosa, please contact me at the information below. 
 
Sincerely, 
Bobbie Peters 
Operator and Leasing Agent 
414-737-9500 
Bobbie.peters@imagestudios360.com 
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AN ORDINANCE AMENDING SUBSECTION 24.08.040 Q. OF THE WAUWATOSA MUNICIPAL CODE TO 
ALLOW TATTOOING AND BODY ART ESTABLISHMENTS WITHIN COMMERICAL ZONING DISTRICTS. 

The common council of the City of Wauwatosa do hereby ordain as follows: 

Part I.  Subsection 24.08.040 Q. of the Wauwatosa Municipal Code of Ordinances is hereby amended to 
read in its entirety as follows: 

Personal Improvement Service. Informational, instructional, personal improvement and similar 
services. Typical uses include hair salons, barber shops, beauty shops, nail salons, tattooing and 
body art establishments, yoga or dance studios, personal training services, driving schools and 
martial arts studios. Health clubs are classified as "sports and recreation, participant." 

Part II.  This ordinance shall become effective on and after its dates of passage and publication. 

 

****************************************** 

 

Redlined version for illustration purposes only: 

Personal Improvement Service. Informational, instructional, personal improvement and similar 
services of a nonprofessional nature. Typical uses include hair salons, barber shops, beauty 
shops, nail salons, tattooing and body art establishments, yoga or dance studios, personal 
training services, driving schools and martial arts studios but does not include non-medical 
permanent body art establishments. Health clubs are classified as "sports and recreation, 
participant." 
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NOTICE OF PUBLIC HEARING BEFORE THE WAUWATOSA COMMON COUNCIL 
 
Please take notice that a public hearing will be held by the Common Council of the City of Wauwatosa, 
Milwaukee County, Wisconsin, on Tuesday, January 28, 2025 at 6:30 P.M. in the Common Council 
Chambers at City Hall, 7725 W. North Avenue, Wauwatosa, Wisconsin, and via Zoom, at which time the 
Common Council will consider the request by Bobbie Peters for a proposed Zoning Text Amendment to 
allow tattoo/body art facilities as a permitted use.  
 
For additional information or Zoom access information for the meeting, visit the City’s meeting portal at 
www.wauwatosa.net or contact the Development Department at (414) 479-8957. Members of the 
public may submit written comments via the meeting portal e-comment function. Comments will be 
accepted up to the start of the meeting. Accessibility accommodations can be requested at (414) 479-
8917. 
 
Steven A. Braatz, 
Jr.  
City Clerk 
 
To be published: North NOW, January 8 and January 15, 2025 
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Wauwatosa, WI

Staff Report

7725 W. North Avenue
Wauwatosa, WI 53213

File #: 25-0045 Agenda Date: 2/10/2025 Agenda #: 4.

Consideration of Resolution adopting the Tosa Tomorrow 2045 Comprehensive Plan

WHEREAS, Section 66.1001 (4), Wisconsin Statutes, establishes the required procedures for a local government to
adopt a comprehensive plan, and section 66.1001(2) identifies the required elements of a comprehensive plan and;

WHEREAS, the City of Wauwatosa Plan Commission has the authority to recommend that the Common Council
adopt a comprehensive plan under section 66.1004(4)(b) and;

WHEREAS, the City and its consultant conducted public participation consisting of steering committee meetings, a
dedicated website, surveys, interactive maps, focus groups, interviews,
visioning sessions, and open houses to develop a community driven comprehensive plan and;

WHEREAS the City prepared the Tosa Tomorrow 2045 Comprehensive Plan, containing the required maps and
elements to be the comprehensive plan for the City under section 66.1001 Wisconsin Statutes.

NOW THEREFORE BE IT RESOLVED that the Plan Commission of the City of Wauwatosa hereby adopts the
attached Tosa Tomorrow 2045 Comprehensive Plan as its master plan under 62.23, Wisconsin Statutes, and
recommends that the Common Council adopt an ordinance to constitute official City approval of the attached Tosa
Tomorrow 2045 Comprehensive Plan as the City’s comprehensive plan under section 66.1001, Wisconsin Statutes.

By: Plan Commission

Wauwatosa, WI Printed on 2/4/2025Page 1 of 1
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Wauwatosa, WI 
Staff Report 

              
Agenda Date:  2/10/2025 

              
 
Resolution adopting the Tosa Tomorrow 2045 Comprehensive Plan 
 
 Submitted by: 

Tammy Szudy 
Department: 

Development/Planning Division 
 

A. Background/Options   

Attached for final review and approval consideration by resolution is the final draft of the Tosa 
Tomorrow 2045 Comprehensive Plan.  
 
Guided by the Comprehensive Plan Steering Committee, efforts for the Plan began in mid-2023. Over 
the past 20 months, public engagement to develop a community-driven plan included public meetings 
and workshops, focus groups, do-it-yourself kits, open houses, and a dedicated Plan website with an 
online survey, an interactive map tool, and a comment box. The outreach process reached over 1,200 
people across these formats. A full summary of our community engagement is on pages 8-11 of the 
draft plan.  
 
Pursuant to Wisconsin Statute 66.1001, the Tosa Tomorrow 2045 Comprehensive Plan includes the nine 
required elements and once adopted, it will guide Wauwatosa’s physical, social, and economic 
development by providing a basis for decision making and regulatory changes over the next two 
decades.  
 
The required public hearing was held at the January 28, 2025 Common Council meeting with three 
people appearing – one in favor (Housing Coalition member, letter attached), one with reservations 
about aspects of the plan, and one with comments about the plan (Onward Tosa member, letter 
attached). The Council meeting packet with agenda is here:   
https://wauwatosacitywi.legistar.com/MeetingDetail.aspx?ID=1247492&GUID=47DECA45-AD61-443C-
AC54-9C260934E540&Options=info|&Search= . Public comments received since the November Open 
Houses entered through the Plan website and via email are attached as is a transcribed voicemail 
message.  
 
Representatives from Houseal Lavigne will attend the meeting to present the plan and answer 
questions. 
 
B. Recommendation 
Staff recommends approval. 
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01
The City of Wauwatosa underwent the process 
of updating its Comprehensive Plan. The Tosa 
Tomorrow 2045 Comprehensive Plan will serve as 
a foundation for decision making and help guide the 
City as it works to implement the community’s vision 
and goals. This chapter is intended to describe what 
a comprehensive plan is, its purpose, and how it is 
designed to be used.  

ABOUT THE PLAN

2 About the Plan
Tosa Tomorrow 2045 Comprehensive PlanDRAFT

FOR PUBLIC REVIEW
12/18/2024 26



Purpose of the 
Comprehensive Plan
A comprehensive plan represents the City’s official vision 
for the future and acts as a guide for decisions related to 
development regulations, capital improvements, and other 
local policies and actions over the next 20 years. It is designed 
to serve as a foundation for decision making for the City, 
developers, residents, and other stakeholders.

Wisconsin State Statute 66.1001 defines a comprehensive 
plan as, “a guide to the physical, social, and economic 
development of a local government.” All cities within Wisconsin 
are granted the authority to prepare a comprehensive plan, but 
it must include public engagement and feedback and contain 
the following elements, either as a standalone chapter or 
incorporated within chapters.

 • Issues and opportunities 
 • Land use 
 • Housing 
 • Economic development 
 • Transportation
 • Utilities and community facilities
 • Agricultural, natural, and cultural resources
 • Intergovernmental cooperation 
 • Implementation

Wauwatosa’s previous comprehensive plan was adopted in 
2008 and several additional area plans, studies, and analyses 
were conducted since then. As such, this new Tosa Tomorrow 
2045 Comprehensive Plan will accommodate new conditions, 
issues, and opportunities to provide the community with an 
up-to-date document to better inform development and guide 
the City into the future. 

3About the Plan
Tosa Tomorrow 2045 Comprehensive Plan DRAFT

FOR PUBLIC REVIEW
12/18/2024 27



Overview of the 
Planning Process
To adequately guide the City for the next 20 years, the Tosa 
Tomorrow 2045 Comprehensive Plan is the product of a 
community-driven planning process that includes engagement 
with residents, business owners, local officials, City staff, 
service providers, and other community stakeholders. 

To ensure the comprehensive planning process achieves 
what is required by the state of Wisconsin and what is desired 
by the Wauwatosa community, a nine-step process was 
created to guide the development of the Tosa Tomorrow 2045 
Comprehensive Plan. The planning process included the 
following steps:

Step 1: Project Initiation
The planning process began with meetings with City staff, 
the Plan Commission, and the City of Wauwatosa Common 
Council. In addition, the Plan’s Steering Committee was formed 
to oversee the planning process. These meetings allowed 
staff and officials the opportunity to discuss their roles and 
involvement with the plan and identify community issues and 
opportunities at the project’s onset. 

Step 2: Community Engagement
Community outreach and citizen participation are important 
parts of the planning process. Extensive in-person and virtual 
engagement opportunities were provided for residents, 
business owners, and other stakeholders in the community 
to participate in the planning process. The City hosted, and 
participated in, a series of eight community outreach events 
from June 2023 until November 2024 that included workshops, 
charrettes, and open houses. Over 300 points on engagement 
were recorded across all in-person events. 

In addition to the various forms of in-person outreach, there 
were opportunities for online participation through the project 
website, including a community survey and an interactive 
mapping tool. Over the course of the planning process, 877 
points of engagement were collected from online outreach 
opportunities. Community input from these workshops and 
other outreach activities helped guide the planning process and 
informed the Comprehensive Plan. 

Step 3: Existing Conditions Analysis
A comprehensive understanding of Wauwatosa’s existing 
conditions is vital to orient the Plan in the right direction. 
An Existing Conditions Memorandum was prepared, which 
provided an inventory and summary of the project team’s 
analysis of existing conditions. The memo is based on existing 
data, field reconnaissance, questionnaires, past planning 
efforts and initiatives, market and demographic information, 
and community engagement. The memo served as the initial 
foundation for the Plan’s development. 

Step 4: Vision, Goals, and 
Preliminary Land Use Element
The Tosa Tomorrow 2045 Comprehensive Plan establishes 
an overall vision for the City of Wauwatosa that provides focus 
and direction for all future land use, development, and planning 
decisions. This vision is supported by a set of established goals 
based on analysis and themes identified during community 
outreach. In addition to a vision and goals, the preliminary 
land use element provides recommendations and policies for 
land use decisions within the next 20 years. All three of these 
elements combined to form a “cornerstone” of the consensus-
building process and provided direction for all subsequent 
planning activities. 

Step 5: Preliminary Elements
The preliminary elements of the plan include housing, 
economic development, transportation, utilities, infrastructure, 
community service facilities, parks, open space, and natural 
resources. The focus of these elements was established 
through feedback from the community, City staff, and 
stakeholders. These topics align with the state statute required 
comprehensive planning elements.

Step 6: Subarea Planning 
Certain areas of Wauwatosa were recognized as more 
susceptible to change or impacts from new development. 
North Avenue, from the western City limits to the Menomonee 
River and Blue Mound Road, from the western City limits 
to Interstate 41 were identified as two such areas needing 
a detailed set of plans. As with the core themes of the 
Comprehensive Plan, the visions for the two subareas were 
established through community feedback. 

Step 7: Draft Comprehensive Plan
Based on the previous steps and tasks in the planning process, 
the draft version of the Comprehensive Plan was prepared and 
presented for review by City staff and the community. Feedback 
from the Plan Commission, City staff, and community will be 
used to revise the document for a final presentation with the 
Common Council for consideration and adoption.

Step 8: Diagnostics Memo
Upon the completion of the Tosa Tomorrow 2045 
Comprehensive Plan, a thorough review of the City’s existing 
Zoning Code will be conducted to determine the strengths 
and weaknesses of the existing regulations. These will be 
compiled into a Diagnostics Memo for consideration by the 
Plan Commission. 

Step 9: Preliminary Zoning 
Recommendations Memo
After receiving feedback on the Diagnostics Memo, a Preliminary 
Zoning Recommendations Memo will be developed for City staff 
to consider changes to Wauwatosa’s Zoning Code. 
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Using the Plan
The Tosa Tomorrow 2045 Comprehensive Plan will not 
achieve any of its established goals if it is not actively utilized in 
any succeeding community plans, studies, or developments. As 
such, it is important to know that the plan serves the following 
key functions:

Communicating the City’s Vision
The plan is a powerful statement of the community’s vision 
for how it grows and changes over the coming years. The plan 
identifies the City’s priorities and charts a path for long-term 
growth. 

Inform Development Proposals
The plan is a long-term guide to measure and evaluate public 
and private proposals that affect the community’s physical, 
social, and economic environment. The plan guides and assists 
in the evaluation of public and private development proposals 
and helps ensure that proposed development supports the 
City’s long-term objectives. 

Coordinate Initiatives 
The plan informs and coordinates planning initiatives that 
affect the City at the local, county, and regional levels. The plan 
may aid and inform efforts related to housing, transportation, 
trails, natural resources, economic development, tourism, and 
recreation. 

Capital Improvements 
and Budgeting
The plan informs the development of the City’s Capital 
Improvement Programs (CIP) and budgeting processes by 
helping to establish priority expenditures and sequence capital 
improvement programming.

Future Studies
The plan establishes a path forward but cannot address every 
issue faced by the City in sufficient detail. It identifies additional 
studies and future action steps to address specific needs.

Inform and Educate
The plan is a valuable source of information for the Common 
Council, the Plan Commission, staff, and local organizations, 
businesses, and residents. This broad spectrum of interests 
should use the plan to inform the community and provide 
valuable information that can assist with future initiatives. 
The plan is also an effective marketing tool that can be used 
to promote the community and highlight opportunities for 
investment.

Relationship to the 
Zoning Ordinance
A pivotal component of implementation involves exercising 
land use regulation authorities. According to Wisconsin 
Statutes section 66.1001, any incorporated community 
enacting or amending an official mapping, subdivision, or 
zoning ordinance must align with its comprehensive plan. 
(Source: Wisconsin Department of Administration)

5About the Plan
Tosa Tomorrow 2045 Comprehensive Plan DRAFT

FOR PUBLIC REVIEW
12/18/2024 29



This chapter provides a snapshot of the community’s 
current conditions as it plans for the next 20 
years. This understanding of the City’s needs and 
existing opportunities supported the foundation of 
Wauwatosa’s vision and goals.  The following section 
provides an overview of the City’s regional context, 
past planning efforts, demographic snapshot, 
existing land use, and current zoning. 

02
COMMUNITY 
PROFILE
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Regional Context
Wauwatosa is in southeastern Wisconsin, along the western 
edge of Milwaukee County. It shares a border with the City 
of Milwaukee, which grants residents easy access to several 
urban amenities, including popular attractions like the 
Milwaukee County Zoo, Fiserv Forum, and American Family 
Field. Running through the community is Interstate 41, which 
provides regional connectivity and convenient travel to Wauwa-
tosa’s neighbors and to major cities throughout the region. The 
City also benefits from Interstate 94 just south of its borders, 
enabling easy travel to Downtown Milwaukee and other parts 
of Western Wisconsin. General Mitchell International Airport is 
a convenient 20-minute drive to the south, giving City residents 
easy access to domestic and international flights. These 
transportation options make Wauwatosa and well-connected a 
desirable location. 

In addition to Milwaukee, Wauwatosa shares boundaries 
with the City of Brookfield and the villages of Butler and Elm 
Grove to the west, as well as the City of West Allis to the 
south. Wisconsin State Legislature Statutes Chapter 236.02(5) 
dictates that a municipality’s planning area, or extraterritorial 
plat approval jurisdiction extends to three miles of corporate 
limits. All of Wauwatosa’s planning area extends into its neigh-
bors, making the City a landlocked community restricted from 
outward growth. Therefore, any future development will be 
focused within the City’s existing boundaries. The Comprehen-
sive Plan will provide recommendations ensuring that this form 
of development occurs successfully.

Elm Grove

Brookfield

Butler

West Allis

Milwaukee

Whitefish Bay

West
Milwaukee

Cudahy

Greenfield

Greendale

Wisconsin 
State Fair

Southridge
Mall

Timmerman
Airport

American
Family Field

General Mitchell
International Airport

Fiserv
Forum

Bayshore
Mall

Milwaukee
County Zoo

Brookfield
Square

100
94

41

41

43

7Community�Profile
Tosa Tomorrow 2045 Comprehensive Plan DRAFT

FOR PUBLIC REVIEW
12/18/2024 31



Community 
Engagement
The Tosa Tomorrow 2045 Comprehensive Plan is founded 
on an inclusive and engaging community outreach process 
designed to gather input from a wide range of community 
members including residents, business owners, City officials 
and staff, and other key stakeholders. The outreach process 
helped identify Wauwatosa’s issues, opportunities, potential 
projects, strengths and assets, and overall public opinion of 
what the Plan should address. The outreach process has 
reached over 1,100 people across all engagement formats, 
from facilitated outreach to online touchpoints. This section 
summarizes virtual and in-person outreach along with a tally of 
engagement numbers. 

In-Person Engagement  
Several in-person meetings, workshops, and events gave City 
staff and community members the opportunity to engage with 
and give feedback on all aspects of the Plan. These ranged 
from introductory meetings to introduce the community 
to the Plan and determine proper goals to full-fledged 
charrettes with real time mapping and feedback on proposed 
recommendations. Over the course of the project, a total of 
nine public meetings and twelve key stakeholder interviews 
were held. In addition, three DIY Workshops were held without 
the facilitation of the project team. 

City�Department�Meeting  
The City department meeting brought together several 
department heads and other identified members of the City 
of Wauwatosa staff, who could give insight into the daily 
operations and concerns of City employees. A total of 12 
participants took part in this meeting. 

Business�Community�Workshop 
The business community workshop introduced the planning 
process to Wauwatosa’s business community. They provided 
issues and opportunities for the City’s business community. A 
total of 29 participants took part in this workshop. 

Community�Kickoff�Workshop  
The community kickoff workshop introduced the community 
to the Plan and established the desired vision of the City. This 
workshop utilized interactive polling to show participants how 
their collective feedback appeared in word clouds. A total of 35 
participants took part in this workshop. 

Key Stakeholder Interviews and 
Focus�Group�Discussions 
Key individuals with unique perspectives or experiences 
within Wauwatosa were gathered for special interviews during 
the planning process. These interviews were conducted 
one-on-one or in groups. Focus groups were organized 
to discuss specific topics, such as housing. In total, 26 
participants took part in an interview or focus group.

Do-It-Yourself�Kits  
Do-It-Yourself (DIY) Kits were made available so that City staff 
or other community members could lead publi engagement 
meetings without the presence of project staff. Leaders 
of these meetings could print copies of the kits and follow 
predetermined instructions to garner useful feedback. 26 
participants engaged with DIY kits over the project. 

Steering�Committee�Meetings 
The steering committe was the primary sounding board for 
the Tosa Tomorrow 2045 Comprehensive Plan. The members 
of this committee provided a diverse range of opinions and 
interests and ensured the Plan was reflective of community. 
Five meetings and workshops were held to give the steering 
committee a chance to comment on all aspects of the Plan. 

Outreach summaries and workshop packets

 

 

Group # 

 
  

 
 
 

Tosa Tomorrow 2045 Comprehensive Plan 

 

Page 1 of 6 

Prepared by Houseal Lavigne 

 
Subarea Visioning Charrette 

Tosa Tomorrow 2045 Comprehensive Plan 

Thursday, February 15, 2024 | 6:00-8:00 p.m. 
Wauwatosa City Hall 
This packet is for:  

 Blue Mound Road Subarea    North Avenue Subarea 

The Tosa Tomorrow 2045 Comprehensive Plan will guide the City for the next 20 years, helping City 

leaders make substantive and thoughtful decisions for the community. It is important that Wauwatosa 

residents, businesses, and other stakeholders participate in the development of the Comprehensive Plan 

to craft a community-based vision for the City of Wauwatosa. 

Mapping Exercise Agenda • Introduce yourselves • Write your Group # on the map and on this packet 

• Designate someone to take detailed notes in your packets and on your maps 

• Designate a spokesperson you will present your ideas at the end of the exercise 

• Identify legend colors and work on the mapping exercise with your group (30-45 min) 

• Visioning – What’s your group’s “Big Idea” 

• Each group will present their ideas and map to the room (1-2 min presentations from each group) 

• Have FUN! 
Charrette Topics Identify strengths, assets, issues, and opportunities on your map for each of the following Visioning 

Topics. Be sure to write your notes in this packet and/or on the map throughout the process.  

1. Opportunity Sites a. Residential Areas b. Commercial Areas c. Mixed Use Areas 
2. Parks, Plazas, & Gathering Spaces 
3. Bike Improvements 4. Transit Improvements 5. Pedestrian Improvements 

6. Roadway Network & Parking 
7. Placemaking and Urban Design 
8. Other 
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Visioning�Workshop 
Community visioning workshops gave residents and stake-
holders the chance to tell the Project Team what they think 
before policies and recommendations are crafted. Two 
workshops were held at different times to give more residents 
a chance to engage with the project. A total of 17 participants 
attended the two workshops. 

Youth Library Visioning  
Workshop�(Staff�Led)  
City staff held a visioning workshop mapping exercise with 
local school children to determine what that age group may 
want from the Comprehensive Plan. Around 20 participants 
attended this workshop. 

Community�Subarea�Charrette 
The community subarea charrette was open to the entire 
community and gave residents and stakeholders the chance to 
discuss what they wanted to see in the Blue Mound Road and 
North Avenue subareas. Participants worked in groups to draw 
their proposed changes on large subarea maps. A total of 40 
participants attended the charrette. 

Completed Visioning Maps
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Survey Responses
(Optional)

Online Survey
Responses

Virtual and Online Engagement  
To ensure the project could be seen by as many community 
members as possible, several virtual engagement opportuni-
ties were made available. Self-guided online outreach allowed 
stakeholders to participate by filling out a questionnaire, or by 
mapping issues, opportunities, and assets using map.social, 
an online mapping tool. A project webpage linked to the City of 
Wauwatosa homepage was designed to support the planning 
process. The webpage remained active through the adoption of 
the Tosa Tomorrow 2045 Comprehensive Plan. 

Community�Questionnaire 
The online questionnaire featured multiple-choice and long 
answer questions across nine different sections including 
housing, land use, community facilities, transportation, parks 
and recreation, image and identity, and top strengths and weak-
nesses. Over the course of the project, 726 unique participants 
engaged with the community questionnaire. 

Community�Facilities�Questionnaire 
The community facilities questionnaire featured multiple-choice 
and long answer questions covering the range of different 
community and utility services in Wauwatosa. This question-
naire was directed towards employees of the various services 
to gain insight into the general operation and needs of the City’s 
various services. Over the course of the project, 21 unique 
participants responded to the community facilities question-
naire. 

Map.social 
Map.social is an online mapping tool that allowed participants 
to pinpoint issues and opportunities within Wauwatosa on 
their own personalized map. Points can be used to identify 
Wauwatosa’s assets and opportunities, priority development 
sites, ideas for new bikeways and paths, and desired uses and 
developments. Points can also identify issues in Wauwatosa, 
such as problematic intersections, poor building appearance, 
and public safety concerns. Over the course of the project, 363 
unique features were mapped by 130 unique users. 
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Past Plans and Studies 
This section examines past plans and studies that helped 
shape policy, planning, and development guidelines in 
Wauwatosa. Reviewing past plans and studies helps evaluate 
their continued relevance to establish a proper foundation 
of understanding of the policies, plans, and development 
that made the City into the community it is today. The Tosa 
Tomorrow 2045 Comprehensive Plan should incorporate 
relevant goals and policies from these earlier documents 
to integrate older, but relevant community priorities into the 
updated vision and Plan. 

City of Wauwatosa Comprehensive 
Plan 2008-2030 (2008)
The City of Wauwatosa Comprehensive Plan, adopted in 
2008, was the City’s first comprehensive plan since the 1970s. 
Including sections on land use, transportation, utilities and 
community facilities, housing and neighborhood development, 
economic development, intergovernmental cooperation, and 
natural and cultural resources, the plan primarily focused 
preserving neighborhoods and maintaining community 
character. With recent efforts to improve the City’s housing 
situation, the new Comprehensive Plan can examine ways to 
preserve what makes the community special, while ensuring it 
is prepared for growth. 

The Village of Wauwatosa, 
Strategic Development Plan (2011)
The Village of Wauwatosa Strategic Development plan is an 
area plan that outlines enhancements to the Village through a 
mix of projects ranging in scale. It aims to build on past ideas 
to incrementally improve the area’s character, business climate, 
transportation, and other facets through specific projects 
balanced with larger efforts. The new Comprehensive Plan can 
examine the recommended enhancements and incorporate 
them into future land use development. 

East Tosa Avenue Plan (2011)
The East Tosa Avenue Plan is a corridor plan for North Avenue 
from 60th Street to Wauwatosa Avenue. The goal of the plan 
was to spur redevelopment in the area. Design elements from 
this plan were successfully incorporated into the zoning code 
and used in the 69th Street Plaza and streetscaping. The 
new Comprehensive Plan can utilize this plan’s successful 
streetscape elements in future corridor recommendations. 

City of Wauwatosa Bicycle and 
Pedestrian Facilities Plan (2014)
The Bicycle and Pedestrian Facilities Plan proposed a 
complete and safe bicycle and pedestrian network throughout 
Wauwatosa. The was developed with the goals of developing 
bicycle facilities that support safe year-round use, increasing 
connectivity for cyclists and pedestrians, and reducing the use 
and speed of automobiles. The new Comprehensive Plan can 
build off and utilize the previous plan’s recommendations.

Burleigh Triangle and Mayfair Road 
Corridor North Redevelopment 
Vision and Plan (2015)
The Burleigh Triangle and Mayfair Road Corridor North 
Redevelopment Vision and Plan is a corridor plan that sought 
to develop new mixed-use and residential communities along 
the two corridors. Some recommendations were successfully 
developed, but others were not. The new Comprehensive Plan 
should reexamine portions of the plan that have not been 
implemented and provide new recommendations to help them 
get implemented. 
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Redevelopment District 
No. 1 Plan (2015)
The Redevelopment District No. 1 Plan is a district 
redevelopment plan focusing on parcels along Highway 100/
North Mayfair Road. The development area contains the 
Wauwatosa Police Department, Wauwatosa Public Works Drop 
Off Center, and a landfill. The goal of the plan was to eliminate 
blight in the area and create a new mixed-use development 
to spur economic development on the west side of the 
City. None of the recommendations in the plan have been 
implemented, but the new Comprehensive Plan should review 
and incorporate applicable goals. 

Active Tosa: Park, Trail, Open-
Space, and Recreational 
Facilities Master Plan (2017)
Active Tosa is a joint plan with the Wauwatosa School District 
to assess existing offerings and outline potential improvements 
to open space and recreation. The goals of this plan were to 
improve or incorporate bicycle and pedestrian trails, indoor 
facilities, passive open spaces, pocket parks, and active adult 
spaces. Moreover, the City is updating its Park and Open Space 
Plan for 2025-2030 to supplement the Active Tosa Plan. 

Wauwatosa Midtown North 
Avenue Plan (2018) 
The Midtown North Avenue plan is a corridor plan for North 
Avenue between Wauwatosa Avenue and Menomonee River 
Parkway. The plan focuses on improving safety in public 
spaces and for all modes of transportation, maintaining 
established neighborhood fabric, and marketing the district in 
the western portion of the corridor. The new Comprehensive 
Plan should incorporate applicable goals from the plan when 
determining development along the North Avenue corridor. 

Wauwatosa Life Sciences 
District Plan (2018)
The Wauwatosa Life Sciences District plan is an area plan 
for the County Grounds, MRMC, and Mayfair Road south 
of North Avenue adopted in 2018 looking towards 2038. 
The goals of this plan are to improve circulation and traffic, 
increase mutual trust and benefit, protect environmental areas, 
design integrated streets and buildings, provide housing and 
mixed-uses, and create and enhance public spaces. The new 
Comprehensive Plan should review the recommendations for 
the district and bring forward applicable goals.

Housing Study and Needs 
Assessment (2023) 
The Housing Study and Needs Assessment is an analysis of 
current housing conditions in Wauwatosa. It determined that 
a combination of a growing municipal population, growing 
home prices and rents, and lack of diverse housing options 
is fueling housing unaffordability in the City. The assessment 
recommended more and more diverse housing construction 
and the involvement of the City in maintaining affordability. 
The new Comprehensive Plan should review the findings of 
the assessment and incorporate its applicable goals into the 
updated housing recommendations.
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Demographic 
Snapshot
An analysis of Wauwatosa’s existing demographics was 
conducted to provide a snapshot in time of the City’s 
population. This analysis provided an understanding of current 
socioeconomic conditions and served as a solid baseline for 
developing Plan recommendations. This understanding is 
necessary to ensure the Tosa Tomorrow 2045 Comprehensive 
Plan utilizes accurate demographic data and only provides 
recommendations for current trends, issues, and opportunities 
identified during analysis. This demographic snapshot is just a 
summary of a more detailed demographic and market analysis 
conducted earlier in the planning process and can be found in 
the Existing Conditions Memorandum.

Population
Wauwatosa’s total population fluctuated over the past 
50 years. From a high of 58,676 in 1970, the population 
declined to 46,179 in 2010. As of 2021, however, the City’s 
population rose to 48,072. This population recovery is on 
par with similar communities in the region and projections 
found in the Housing Study and Needs Assessment indicate 
that it could grow well above 50,000 by 2040. This sustained 
growth indicates a demand to live in Wauwatosa and the 
Comprehensive Plan should provide recommendations on 
developing housing and amenities for these new arrivals. 

Source: Housing Study and Needs Assessment
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Housing
Like other communities in the Milwaukee metro area, 
Wauwatosa’s housing stock predominantly consists of 
owner-occupied single-family homes. 57.9% of all homes 
consist of this housing type. 39.6% of the City’s population 
lives in multifamily structures with two or more units. 63.4% 
of households own their homes and 36.6% of households are 
renters. This aligns with the metro’s housing tenure distribution, 
but greatly differs from that of West Allis and Brookfield, where 
over 90% of their households own their homes. Although most 
of the City’s population owns a single-family home, the large 
percentage of renters and multifamily residents indicates the 
Comprehensive Plan should provide recommendations for a 
diverse housing stock that satisfies all Wauwatosa residents. 

Housing cost burden is defined as a household paying more 
than 30% of its income towards housing. Greater than 35% 
indicates a severe burden. In Wauwatosa almost 6,000 
households are considered cost burdened (24.9% of total 
households), which includes 31.4% of all homeowners and 
44.6% of all renters. For comparison, in the State of Wisconsin, 
34.4% of all homeowners and 43% of all renters are cost 
burdened. In the United States 41.5% of all homeowners and 
50.4% of all renters are cost burdened. 

While Wauwatosa does not have as many cost burdened 
households as the State and Country, with nearly half of all 
renters being cost burdened, the Comprehensive Plan should 
offer potential solutions to give renters access to more 
affordable housing options within the City. 

Income
In 2020, Wauwatosa recorded a median household income 
of $82,392, a 28% increase from the 2010 figure of $64,154. 
In contrast, the wider metropolitan area experienced slower 
growth, with a 27.13% increase. This local increase in median 
household income can be attributed to a rise in households 
earning over $150,000 and a simultaneous decrease in 
households earning between $25,000 to $49,999 and less 
than $25,000. This rapid increase in high-earning households 
put pressure on remaining lower income residents and the 
Comprehensive Plan should provide recommendations 
on accommodating new residents while ensuring existing 
residents remain in place.
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Existing Land Use 
An inventory of the existing land use and development patterns 
was conducted to inform the planning process and gain a 
better understanding of Wauwatosa. The information from 
this review has been used to inform issues, opportunities, and 
recommendations in the Comprehensive Plan. Any locations of 
specific neighborhoods noted in the classifications were based 
off the Wauwatosa Neighborhood Associations map from 
2022. 

Single-Family Detached
Single-family detached refers to individual residences situated 
on separate parcels. Single-family detached housing can vary 
in relative size and architectural style throughout Wauwatosa. 

Single-Family Attached
Single-family attached includes residential units that share an 
exterior wall while maintaining distinct separate entrances. 
Single-family attached may be connected horizontally 
or vertically and are often called duplexes, triplexes, and 
townhomes. 

Multifamily
Multifamily includes multiple dwelling units integrated into a 
single building with a designated main entrance. Multifamily 
residential units are typically found along major corridors 
following a similar typology of two to three story buildings 
setback from the street. 

Mixed-Use
Mixed-use refers to an individual building or development that 
includes a variety of uses. Uses are typically stacked vertically 
with commercial at ground level with residential and/or offices 
on the upper floors. 

Commercial
Commercial uses include retail and other service-based 
businesses such as shops, restaurants, gas stations, and 
automobile service stations. 

Office
Office land uses refer to buildings or developments dedicated 
to professional, service, and administrative activities. Office 
land uses are generally located near commercial or alongside 
other commercial uses supporting economic development 
throughout Wauwatosa. 

Light Industrial
Light industrial includes warehouses, workshops, distribution 
centers, light manufacturing, and storage facilities. Operations 
within this land use typically have minimal noise and waste 
issues that require mitigation. Light industrial uses are typically 
buffered from incompatible uses such as residential, parks and 
open space. 

Heavy Industrial
Heavy industrial uses refer to more intensive industrial 
activities including fabrication, processing, and production. This 
classification is typically characterized by its environmental 
impacts and need for robust energy, water, wastewater, and 
stormwater management. 

Public/Semi-Public
Public/Semi-Public are designated areas utilized for public and/
or non-profit purposes including schools, government facilities, 
medical buildings, and places of worship. 

Open Space
Open space includes undeveloped or minimally developed land 
that provides natural landscapes that are not designated for 
recreational activities. 

Parks
Parks include many of the outdoor recreational areas and 
parkways throughout the City. The Menomonee River Parkway 
running through Wauwatosa offers access to the regional 
multi-use Oak Leaf Trail network. Parks provide opportunities 
for residents to engage in physical activities, social interactions, 
and leisure. 

Utilities and Transportation
Utilities and transportation encompass essential services and 
right-of-way infrastructure including including public and private 
utilities. Most parcels on the Existing Land Use map labeled as 
Utilities and Transportation are roadways including Interstate 
41 and the railroads bisecting the City. 

Vacant
Vacant land refers to parcels that are not actively used for any 
purpose and present opportunities for new development or 
redevelopment. While Wauwatosa is generally built out, these 
vacant parcels present development opportunities that can 
spur economic growth in key parts of the City.
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The review of existing land use was guided by field
reconnaissance, research, and existing available data.
Parcels within Wauwatosa were assigned one of the
following land use classifications.

Wauwatosa Comprehensive Plan
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The Vision Statement and Goals are an aspirational 
narrative for the City rooted in public outreach and 
reflect the community’s ideal future for Wauwatosa. 
The statement is meant to serve as a foundation 
upon which to base the City’s future decision-making 
and affirm the community’s strengths, desires, 
and abilities. This chapter will illustrate the central 
themes of the Plan that are reflected throughout the 
core goals and recommendations. 

03
VISION AND GOALS
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VISION STATEMENT
In 2045… Wauwatosa will be known as one of the most welcoming and prosperous places in the 
metropolitan area. The City will celebrate its community, promoting an identity built around unique, 
strong, and historic neighborhoods filled with a variety of housing styles. The commercial districts 
in Wauwatosa will grow as regionally recognized activity centers, known for all-week activity, public 
art, commercial offerings, and cultural events. Wauwatosa’s variety of housing, vibrant commercial 
areas, abundance of parks, and intellectual capital will continue to position the City as a unique and 
desirable destination in Wisconsin. 

Due to its landlocked location, the City will support residential developments that promote density 
and integrate into existing neighborhoods. New developments will contribute diverse housing 
options to serve various demographics including working professionals, young families, first-time 
homebuyers, those looking for luxury style housing, and seniors. Residents will be proud of where 
they live, promoting their neighborhood associations, civility between neighbors, and diversity of 
land uses. 

The City will continue to reinvest in its neighborhoods and local businesses through strategic 
redevelopment, infill development, and adaptive reuse opportunities. Historic homes and structures 
will be preserved and maintained in a way that respects the nature, character, and history of 
Wauwatosa. The City will continue to support the development of its local businesses. Mayfair 
Mall and all of Wauwatosa’s business districts will promote regional commercial attractions with 
countless experiences for shopping, dining, brew pubs, and urban life. Major employers including 
the Milwaukee Regional Medical Center (MRMC) and the Milwaukee County Research Park and 
Innovation Campus businesses will be instrumental partners in attracting and developing a skilled 
local workforce. 

Roadways in Wauwatosa will support an efficient transportation system across the East/West 
and North/South communities that emphasizes safety for all users. A comprehensive and widely 
accessible network of bike and pedestrian facilities will serve to connect each neighborhood in the 
City. Coordinating with Milwaukee County Transit System, the City will encourage an active and 
reliable public transportation service. 

Wauwatosa will achieve its goals toward financial stability and be able to prioritize key improvements, 
maintenance and services that ensure the future growth and functioning of the City. Wauwatosa will 
offer to partner with the MRMC, Milwaukee County, Wauwatosa School District, and neighborhood 
associations, to ensure the needs of residents and community stakeholders are fulfilled. The City will 
be known for its green spaces. It will actively work to preserve and protect its parks, open spaces, 
and natural resources. The City will offer to partner with key organizations and service providers, 
such as Milwaukee County Parks and the Wauwatosa School District, to promote environmental 
sustainability and climate resilience through a comprehensive, regionally connected parks and 
trails system. Wauwatosa will continue to be a forward-thinking community, working towards its 
environmental goals and promoting sustainable practices. Known as a place where residents share 
pride for the City they affectionately call “Tosa,” the City will continue to thrive with culturally rich 
neighborhoods, a reputation for inclusive, friendly neighbors, and world-class amenities.
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Goals 
Goals are broad and long-range desired outcomes of what the 
City aims to achieve in the future. They are ambitious and will 
require the culmination of many incremental actions to be fully 
realized. The planning efforts across the City should work to 
support these goals and realize the community’s vision. 

Land Use, Growth,  
and Development
Goal: Under the guidance of the Future Land Use Map and 
conditions of being landlocked, approach land use decisions 
in a way that preserves the welcoming identity of Wauwatosa, 
fosters mindful growth, and promotes attractive development. 

Housing 
Goal I: Provide a variety of housing types and densities that 
acknowledge the existing character of neighborhoods and 
supports the community’s residents through all stages of life, 
maintaining and expanding the City’s reputation as an attractive 
place to live.

Goal II: Ensure Wauwatosa fosters access to safe, stable, 
attainable housing opportunities that meet diverse needs. 

Economic Development
Goal I: Support local businesses, commercial centers, major 
employers, and innovative industries to strengthen the City’s 
diverse tax base. 

Goal II: Support development, improvement, and reinvestments 
in local commercial areas to promote a dynamic, vibrant, 
and accessible character and appearance as well as a mix of 
businesses. 

Transportation 
Goal: Provide a seamless, efficient transportation system that 
offers good connectivity, supports mobility for people using 
all modes (walking, biking, transit, and driving), and enhances 
the character of the City while considering methods to deter 
reckless driving and increase safety.

Utilities, Infrastructure, and 
Community Service Facilities
Goal: Ensure the effective and efficient maintenance and 
improvement of infrastructure and utilities, and delivery 
of essential community services to continue a resilient, 
sustainable, and high quality of life for the whole community. 

Parks, Open Space, and 
Natural Resources
Goal I: Utilize City, County, and School District parks to offer 
a complete system of active recreation and passive green 
spaces within walking distance of the City’s neighborhoods 
to meet the recreational and environmental needs of 
Wauwatosa’s residents and visitors.

Goal II: Encourage the preservation of natural resources and 
conservation areas such as the County Grounds Park and 
Forest Exploration Center for current and future generations. In 
some instances, vacant City owned parcels may be developed 
or better utilized into community assets. 
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Plan Structure
Each chapter element (Land Use, Housing, Economic 
Development, etc.) is structured to provide clarity and guidance. 
Each chapter begins with a short introduction that previews 
the content of the section followed by recommendations and 
policies. Throughout the chapters, there are various callouts 
organized into three categories that provide more context to 
the recommendations in the Plan. 

Planning Considerations
Planning Concepts
Provide more in-depth explanations of key 
planning concepts, principles, and ideas. 

Case Study
Example Projects
Feature real-world examples of how certain 
recommendations and planning strategies have 
been implemented in other communities. 

Community Statistic

Relevant Data Points
Highlight�a�specific�and�relevant�data�point�
within the region and/or the City.` 
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The Land Use and Development chapter establishes 
the definitions and guidance for land use and 
promotes strategies for improving Wauwatosa’s 
neighborhoods. This chapter is specific enough to 
guide land use decisions while also allowing the City 
to be flexible and creative in individual approaches to 
new development. The Land Use and Development 
chapter also includes a section on the nature of 
being landlocked and its presence in other elements 
throughout the Plan.  

04
LAND USE AND 
DEVELOPMENT

22 Land Use and Development
Tosa Tomorrow 2045 Comprehensive PlanDRAFT

FOR PUBLIC REVIEW
12/18/2024 46



Land Use Influences
Wauwatosa’s land use and development patterns are 
influenced by a variety of factors. As a landlocked community, 
the City has limited available land for new development, making 
it necessary for strategic redevelopment and infill projects. 
Because Wauwatosa lacks opportunities to grow outwards, 
infill projects and adaptive reuse will likely play a significant 
role in accommodating future growth in the City. The City’s 
landlocked status impacts the cost of development and 
represents a significant challenge to new housing (particularly 
affordable housing) and commercial development. Any 
new development should be compatible with surrounding 
neighborhood aesthetics and functionality.

As the City’s infrastructure ages, redevelopment will become 
increasingly critical to Wauwatosa’s plans for long-term 
growth and sustainability. Various road, utility, and building 
infrastructure will need to be identified and upgraded to support 
redevelopment in certain areas. Ensuring adequate resources 
and funding for infrastructure upgrades and improvements will 
be necessary to provide not only a functional City but create a 
more resilient, future-ready community. 

Outreach Key Takeaways
Throughout community engagement, community members 
and residents determined that future land use and development 
should center around balancing future growth, redevelopment, 
and the preservation of park and open spaces with the existing 
character of the City’s neighborhoods. Given that Wauwatosa 
is completely built out, community members emphasized 
the need for denser development with a diversity of uses 
within easy access to other amenities and infrastructure. To 
support these aspirations, stakeholders proposed changes 
to zoning, such as relaxing parking requirements, allowing 
taller or mixed-use buildings by right, or improving flexibility 
for commercial properties to allow developers more freedom 
when conducting infill projects.

Development Patterns
Wauwatosa generally developed in two distinct patterns: an 
urban gridded network and curvilinear suburban streets. The 
traditional gridded network promotes a compact, mixed-use 
neighborhood that features single-family homes, duplexes, 
small apartments, commercial and retail areas, workspaces, 
and other pedestrian-scale uses. In comparison, the curvilinear 
street design, popular in the planning efforts from the 1950s, 
prioritizes car access and more sprawling landscaping often 
creating more separated land uses. 

The east side of Wauwatosa follows a more traditional gridded 
pattern of development and illustrates a greater mix of uses 
and residential housing types. The west side of Wauwatosa 
displays the more curvilinear and car-oriented development 
pattern. During engagement opportunities, residents expressed 
a desire to see the West side redevelop to incorporate 
elements found on the East side, such as improved pedestrian 
walkability, more commercial and retail areas, as well as 
multi-use trails to better connect residents to recreational 
open spaces. As the City plans for future development, efforts 
should be made to incorporate these improvements. 

Zone Tosa for All
Recently, the City has taken steps to promote more equitable 
zoning and development through planning projects such as 
“Zone Tosa for All.” This project aimed to:

 • Improve transparency and accessibility 
with residents and stakeholders

 • Increase flexibility in zoning code for denser 
housing and support local business growth

 • Enhance community and developer engagement 
 • Promote equity in housing, parks, and transportation
 • Update and modernize regulations to 

development and land use decisions

The City should continue to carry forward the policies and 
recommendations put forth by Zone Tosa for All, adopting 
initiatives and updating the zoning code to ensure future 
development is inclusive, sustainable, and meets the needs of 
all residents. 
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Future Land Use Plan 
The categories listed below should be used to formulate 
general policy and desired land uses within Wauwatosa. More 
detailed recommendations and actions to support the City’s 
residential, commercial, employment, community facilities, 
and open space areas will be contained in subsequent plan 
chapters. Parcels within the City have been assigned 11 general 
land use categories to serve as the basis for development 
review and approval as well as future zoning amendments, 
which may be needed to realize the full implementation of the 
Plan’s recommendations. While these categories provide a 
basis for typical land use in Wauwatosa, they are intended to be 
flexible to allow supporting and compatible uses. 

Note: The land use categories correspond to the Future Land 
Use Map.

Neighborhood Residential
Neighborhood residential areas consist of single-family 
homes occupying individual lots as well as some single-family 
attached homes such as duplexes and triplexes, townhomes, 
and accessory dwelling units. Although each of these uses 
have distinct qualities, they are grouped because they function 
in a comparable manner and can seamlessly blend to create 
cohesive lower-density residential areas. Neighborhood 
residential areas are one of the most common uses in 
Wauwatosa and are found throughout the City, especially in 
older areas such as Washington Highlands, as well as other 
areas such as those north along Capitol Drive and 124th Street. 
The neighborhood residential classification is intended to 
highlight areas that exhibit a lower density residential scale and 
character. These areas should be open to gentle density infill 
development where the changes are sensitive and reflect the 
surrounding community. 

Mixed Residential 
Mixed residential areas consist of multiple housing types 
including those listed in neighborhood residential areas as well 
as smaller four- to six-unit apartments and condominiums 
and live-work units in a traditional neighborhood context. 
Mixed residential areas can already be found throughout 
Wauwatosa – most notably along the east side of the 
community where Wauwatosa initially began development as 
a municipality. The mixed residential land use type is intended 
to expand on this traditional neighborhood framework and 
promote pedestrian urbanism where homes are located near 
amenities. These areas should encourage greater variety of 
infill development within Wauwatosa’s housing stock. Mixed 
residential areas should allow for more flexibility to build 
denser residential development in proximity to the City’s major 
roadways encouraging opportunities to develop missing middle 
housing (as defined below) within the context of Wauwatosa’s 
established neighborhood patterns. Areas designated for mixed 
residential should also easily accommodate a variety of denser 
dwelling types, including senior, workforce, and attainable/
affordable housing. 

Planning Considerations
Missing Middle Housing
Missing middle housing refers to housing types that 
range between a single-family home and small-scale 
apartments such as townhomes, duplexes, triplexes, and 
mid density multiplexes. The lower end of the missing 
middle housing spectrum is already part of the estab-
lished Wauwatosa mixed-residential neighborhood 
fabric as duplexes and single-family attached buildings. 
Missing middle housing types provide opportunities 
for the City to increase the diversity of its housing 
stock through moderate increases in density, while 
maintaining the neighborhood character. The range 
of housing can be integrated into the City’s existing 
housing mix by using single-family lots to accommo-
date two- to three units in a context-sensitive manner.
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Multifamily 
Multifamily residential structures contain multiple dwelling 
units stacked vertically with shared entrances and hallways into 
the structure. This housing type includes apartment buildings 
and condominiums and can be configured for senior living. 
New multifamily development should include amenities such 
as common open space and private recreation facilities.

Mixed-Use
Mixed-use areas primarily consist of commercial/retail uses 
on the ground floor with residential and/or office uses located 
on the upper floors. Mixed-use areas can also refer to whole 
development areas that include a combination of uses across 
multiple buildings. The primary objective is to provide an 
appropriate mix of uses by locating retail and restaurant uses 
on the ground floor to create a more interesting and engaging 
pedestrian experience, while accommodating multifamily 
residential and service-oriented uses on the upper floors. 
These areas should be characterized by uses and development 
patterns that provide a vibrant, safe, attractive, and “walkable” 
pedestrian environment.

The Village 
The Village functions as the “downtown” of Wauwatosa and 
includes mixed-use and single use buildings that support 
commercial, institutional, and residential uses in Wauwatosa’s 
core. There are a diverse variety of land use types within this 
area including retail restaurants, services, offices, banks, and 
mixed-use buildings. The Village land uses provide a strong 
urban presence to the City’s local commercial core and 
promote an economically stable and productive environment. 

Community Commercial
Community commercial areas provide surrounding residents 
with daily goods and services including food stores, daycares, 
or restaurants. Community commercial uses should tie into 
the fabric of neighborhoods and complement these areas 
with appropriately scaled development that emphasizes 
neighborhood connections. Community commercial areas 
should be of a scale and intensity that is compatible with 
adjacent and nearby residential uses and can be arranged in 
nodes, along neighborhood corridors, or as small districts. The 
built-in flexibility of community commercial areas should allow 
for a range of uses depending on the needs of surrounding 
residents including multifamily and mixed-use development.

Regional and Corridor Commercial 
Regional and corridor commercial includes large-scale retail 
and service establishments with a regional customer draw. 
Regional commercial businesses appeal to residents while 
drawing on a customer base that extends beyond City limits. 
Mayfair Mall is Wauwatosa’s primary regional commercial node 
with major retailers including Macy’s, Nordstrom, and Barnes & 
Noble. The City should continue to recognize the importance of 
Mayfair Mall and surrounding regional and corridor commercial 
development, working with national retailers to ensure that 
the location remains viable in the long term. Regional and 
corridor commercial areas are meant to be flexible, providing 
a variety of uses that compliments the needs of residents as 
well as establish a vibrant and attractive destination. Along 
Mayfair Road and Burleigh Street, multifamily and mixed-use 
developments should be considered along with space for 
better bike and pedestrian connectivity.
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Office and Medical 
Office and medical land uses include large-scale office 
buildings and complexes, office parks, small individual offices, 
medical facilities, and healthcare related uses. Office and 
medical areas should provide professional employment as well 
as support programs and organizations providing healthcare 
and education related facilities. The MRMC is the most 
significant example of this land use incorporating Froedtert 
Hospital, Children’s Wisconsin, and the Medical College of 
Wisconsin. 

Office and medical uses can be compatible with adjacent 
residential uses given appropriate buffering and screening. 
Multifamily development may also occur in these areas as an 
additional use to promote workforce housing, short-term or 
long-term housing for students, live-work housing and/or hotel 
and lodging buildings. Additional small-scale commercial uses 
are also allowed to support the predominant office uses. 

Manufacturing and Production 
Manufacturing and production land uses include properties and 
structures dedicated to industrial businesses and commercial 
distribution operations. Land uses may include warehousing 
and logistics involved in the storage and movement of goods 
from one place to another. 

Public/Semi-Public
Public/semi-public land uses include local government 
uses, municipal facilities, community service providers, and 
larger neighborhood scale schools. Utility land uses and 
facilities are included as dedicated areas for the provision of 
services including water, sewer, electricity, and transportation. 
Wauwatosa City Hall, Wauwatosa Public Works, police 
stations, fire stations, libraries, churches, and public schools 
are established public/semi-public land uses. These land uses 
provide essential facilities and services to the community and 
are dispersed throughout the City. Public/semi-public uses 
are compatible with residential areas, but some areas may 
provide an opportunity to redevelop with adjacent commercial, 
mixed-use, or industrial uses. 

Parks and Open Space 
Parks and open space land uses include public and private 
open spaces, active and passive parks, recreational facilities, 
and important environmental features, such as woodlands, 
rivers, creeks, and prairies. Public open space refers to areas 
that lack formal recreational purposes, but have landscaping, 
natural flora, and public easements or agreements in place that 
allow public access. Private open space can come in the same 
form as public open space but without public accessibility. As 
the City is landlocked, the creation of significant new parks and 
open spaces will require calculated development on existing 
publicly owned land or the conversion of private parcels to 
public parcels for the sake of park development. 

As land is available, the City should work to strategically 
increase parks and open spaces, working through public/
private partnerships to minimize operating expenses. Parks 
and open space uses can be further enhanced through 
prioritizing a variety of programming to increase access 
for people of all abilities and promoting different means of 
travel throughout neighborhoods, particularly where bike and 
pedestrian services can be improved. 
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Wauwatosa offers a diverse housing stock in terms 
of age, architecture, and density. The City’s strong 
neighborhoods are one of the most influential 
contributors to its character and identity. The Housing 
and Neighborhoods chapter builds on the residential 
land use categories established in the Land Use 
and Development chapter to provide guidance on 
key issues impacting neighborhoods throughout 
the City. This chapter provides more detailed and 
specific recommendations to maintain and enhance 
Wauwatosa’s neighborhoods, diversify housing 
options for various stages of life, and guide future 
residential development in a way that facilitates 
growth while maintaining existing neighborhoods. 

05
HOUSING AND 
NEIGHBORHOODS
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Residential 
Growth Context
Due to its landlocked context, future residential development 
will need to be mindful and strategic. While some strategies 
can be employed City-wide, certain housing options that 
increase density are only contextually applicable in specific 
neighborhoods. Within some neighborhoods, vacant lots or 
older properties that may be reaching the end of their lifespan 
should be considered opportunities to accommodate higher-
density residential redevelopment. Infill development should 
complement the scale and character of the surrounding 
neighborhood utilizing design strategies to strongly relate 
single-family attached and small-scale apartments to 
adjacent single-family homes. Following the adoption of the 
Comprehensive Plan, the City should reevaluate its zoning 
districts to consider where additional by-right context-sensitive 
higher-density residential development can be accommodated 
and explore potential design guidelines, particularly in the 
Village area.

Housing Study and 
Needs Assessment
The population and household projections presented in 
the Housing Study and Needs Assessment indicate that 
Wauwatosa is positioned to grow through 2030. The 
demographic shifts in key age cohorts will affect the demand 
for housing types. Millennials (born 1981-1997) will grow into 
the peak home-buying age, ranging between 26-41 years old, 
while Generation X (born 1965-1980) and Baby Boomers (born 
1946-1964) will likely see less demand for single-family homes, 
opting to either remain in their current homes or seek out 
smaller units such as age targeted communities or multifamily 
senior housing. The projected demand for new housing, which 
would include 1,500-2,200 new housing units, is expected to 
mainly consist of multifamily buildings, including both rentals 
and condominiums. 

In Wauwatosa, recent data indicates that a majority of new 
multifamily units are occupied by residents that did not previously 
live in Wauwatosa. The larger regional growth within Milwaukee 
County may also influence additional demand for housing. 

Outreach Key Takeaways
Throughout outreach and engagement opportunities, residents 
and community stakeholders made it clear that a main draw 
for new residents is the City’s mature and well-maintained 
neighborhoods. Due to the demand for these quality residential 
areas, residents highlighted the issue of preserving housing 
affordability. Some community members noted that a mix 
of housing options, including mixed-use development in 
commercial nodes and missing middle housing in residential 
neighborhoods, could help boost Wauwatosa’s housing 
affordability and attainability. However, straightforward density 
increases were not the preferred solution; rather, residents 
advocated for a balance between maintaining the current 
neighborhood character and future infill growth. Ultimately, 
outreach and engagement efforts established that the 
community desires denser neighborhoods that are thoughtfully 
integrated and maintain the existing charm of Wauwatosa. 

The Assessor’s Office is planning to complete a city-wide property reval-
uation in 2025 to bring assessments in line with current market value, 
ensure the property tax burden is evenly distributed among taxpayers, 
and comply with state law.
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Neighborhood 
Framework
The Neighborhood Framework is based on the collected 
community outreach and specific characteristics of each 
residential area. Building on the residential land use categories 
established in the Future Land Use Plan, the Neighborhood 
Framework indicates where the City can strategically increase 
housing development along with enhancing and preserving its 
traditional neighborhoods and community assets. 

While the high-level recommendation of this chapter is 
to promote density and strong neighborhoods across 
Wauwatosa, these areas provide vision and scope for where 
the City can more readily and quickly accommodate higher-
density development. The following categories provide 
general recommendations and applications on how to achieve 
the residential goals and objectives outlined in the Vision 
and Goals section of the Plan. The areas affected by these 
recommendations are graphically displayed on a map on the 
following page. 

Planning Consideration
Context Sensitive Density 

As a landlocked and built-out community, Wauwatosa will 
need to densify to accommodate new growth. Context 
sensitive density refers to a development pattern of 
incorporating a mix of residential housing types and 
other supporting land uses such as commercial, retail, 
and service related uses within a compact, well-con-
nected node. This idea can be applied across the City to 
promote mixed-residential development and maintain 
a vibrant and diverse aesthetic in Wauwatosa’s neigh-
borhoods�while�also�encouraging�gentle�density�infill�
development that is sensitive to the existing surrounding 
neighborhood scale and character. Additional consid-
erations should be included for the adaptive reuse of 
vacant industrial and commercial buildings to preserve 
historically�significant�structures�and�incorporate�a�
unique architectural aesthetic to neighborhoods. 

Housing types such as duplexes, fourplexes, town-
homes, and four- to six-unit apartments can provide 
the “missing” housing options in between single-
family homes and multifamily apartment complexes. 
Missing middle housing and other gentle density 
options are discussed later in this chapter. 
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Key Corridors 

There are several key corridors identified on the Neighborhood 
Framework Map that could accommodate reinvestment 
and housing developments. Multifamily or mixed-use 
development should occur in strategic locations such as 
commercial properties that may have deteriorated due to 
age or underutilized locations, like vacant lots or commercial 
and industrial buildings. Locating multifamily development 
along these corridors will provide additional traffic to 
commercial properties while reducing vehicle traffic in adjacent 
residential neighborhoods. Revitalization efforts along these 
corridors could be realized as façade enhancements, parcel 
consolidation, and adaptive reuse of vacant commercial or 
office buildings. These corridors may also include employment 
areas, transportation connections improvements in 
coordination with Milwaukee County Transit System, and other 
cultural or community facilities that work together to activate 
these areas. Several of these corridors are outlined below.

Mayfair Corridor
This corridor is home to a major regional mall along STH 
100 and I-41. This corridor could accommodate additional 
higher intensity development like multifamily housing. 
Underutilized parking areas and underperforming or aging 
commercial properties could be redeveloped to capture more 
intensive multifamily and mixed-use redevelopment. Future 
redevelopment should incorporate pedestrian elements 
wherever possible, connecting residential areas to retail and 
entertainment with safer options for mobility. 

West North Avenue Corridor
This mixed-use corridor includes a mix of commercial, 
residential, public/semi-public, and other uses. Redevelopment 
along this corridor should maximize the development 
potential currently permitted under the City’s zoning code and 
incorporate three- to four-story mixed-use buildings with active 
ground floor uses like retail, outdoor dining, and other gathering 
spaces to foster a dynamic street environment. Other missing 
middle housing such as townhomes and four- to six-unit 
apartment buildings would be appropriate along this corridor. 
Further recommendations for this corridor can be found in 
Chapter 10: Corridor Plan. 

Blue Mound Road Corridor
Blue Mound Road is a major corridor that includes various 
commercial, office, public/semi-public, and multifamily 
uses. This corridor should continue to encourage higher 
density development while respecting adjacent single-family 
properties. Along with density increases, infrastructure 
improvements for safety and accessibility, such as protected 
bike lanes and formalized pedestrian crossings, should be 
considered. Such measures can enhance the corridor beyond 
the current auto-oriented development pattern. Further 
recommendations for this corridor can be found in Chapter 10: 
Corridor Plans. 

Blue Mound Road Transit 
Oriented Development
The addition of the Connect1 bus rapid transit line provides 
a prime opportunity for incorporating transit-oriented 
development. This approach focuses on concentrating dense 
clusters of housing and employment opportunities within 
walking distance of major transit stops. This stretch of Blue 
Mound Road should concentrate more intensive multifamily 
and mixed-use development around these transit stations to 
support consistent ridership and accessible neighborhood 
nodes. 

State Street Corridor
This portion of State Street is located in proximity to the 
Village, sharing some of the urban design aesthetics along 
the corridor and higher-density multifamily housing. While this 
area has experienced newer, denser housing developments, 
existing industrial and commercial sites should be considered 
for redevelopment, transitioning to additional multifamily 
and mixed-uses over time. As development occurs, other 
pedestrian improvements and enhancements to streetscape 
elements, like street trees, public gathering spaces, and 
designed crosswalks, should be considered. 
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Key Housing Sites
The key housing sites identified are intended to provide 
strategic opportunities throughout the City for targeted 
residential improvements and development. The goal of these 
sites is to increase the housing stock and support prioritizing 
reinvestment in Wauwatosa. These sites leverage their location 
along major corridors and intersections, repurpose vacant and 
underutilized properties, enhance surrounding developments, 
and utilize allowances within the zoning regulations to increase 
density. 

1 With its proximity to the Mayfair Collection, this site is 
an opportunity to provide additional housing options 
and contribute to the existing redevelopment proj-
ects. While the site is currently within the M1 Light 
Industrial zoning district, the former vehicle dealer-
ship properties adjacent to Burleigh Street are within 
a Planned Unit Development (PUD) overlay. Rezoning 
this area may be necessary to facilitate redevelop-
ment and create new housing opportunities. 

2 The Mayfair Mall site is poised for multifamily devel-
opment along with retail, hotels, restaurants, enter-
tainment venues, and public amenities. This site is 
currently zoned C2 General Commercial and is within 
the Mayfair Corridor Overlay that permits multi-unit 
residential development as part of a regional mall. 

3 Currently the site of the Mayfair Reserve apartment 
complex, the existing restaurant and hotels are redevel-
opment opportunities for complementary mixed-use and 
multifamily residential uses. While this property is zoned 
M1 Light Industrial, the existing PUD overlay could be 
leveraged to redevelop the hotel and restaurant buildings. 

4 The City’s new Firefly Grove Park presents an oppor-
tunity to incorporate residential development along-
side this amenity. While the site is currently zoned as 
a SP-PUB Public Facilities District, there are portions 
of it that would be appropriate for new housing. 

5 The Milwaukee County Research Park and Milwaukee 
Regional Medical Center employment areas offer 
strategic locations for higher-density residential devel-
opment. These sites can support multifamily housing 
that serves the area’s workforce while cultivating a 
dynamic, bike- and pedestrian-friendly live-work district. 

6 Zoning in this area currently includes C1 Neighborhood/
Village Trade, C2 General Commercial, R2 Two-Unit 
Residential, and a PUD overlay affecting the M1 Light 
Industrial and SP-INS Institutions districts. Utilizing the 
PUD overlay could allow for redevelopment of existing 
industrial buildings and adjacent aging commercial 
buildings into a walkable environment with high-quality 
amenities and an aesthetic that complements the Village. 

7 The Village includes residential development that is 
increasingly attractive due to its walkable environment, 
pedestrian scale, urban aesthetic, and high-quality 
amenities. While the area has seen new housing devel-
opment and proposals that promote density, additional 
multifamily and mixed-use buildings should continue 
to be considered within the Village to promote this 
trend. The City should also promote redevelopment 
opportunities where feasible, updating the City’s 
website with information on available properties and 
integrating a desirable mix of owner- and renter-occu-
pied housing that complement the Village character. 
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Neighborhood 
Character
Neighborhood character plays a vital role in fostering 
attractive, desirable, and sustainable neighborhoods. Many 
of Wauwatosa’s existing neighborhoods contain distinct 
neighborhood characters that are highly sought after by 
new residents. These qualities are essential for building 
strong communities. Preserving and enhancing these 
unique elements and identities is a critical component to the 
Comprehensive Plan. 

Neighborhood Associations
Work with neighborhood associations to accomplish 
identified�housing�needs.�Wauwatosa is comprised of 32 
neighborhood associations. Wauwatosa’s neighborhoods 
are well-established and exhibit a mix of architecture, 
development patterns, housing styles, and land uses that are 
beloved by community members. Maintaining and enhancing 
these unique elements and identities is a critical component 
to the Comprehensive Plan. Therefore, the City should work 
with each neighborhood association to regularly identify 
community needs. 

To support neighborhood character, incremental beautification 
projects should be considered in coordination with 
neighborhood associations. This could include developing an 
initiative like the North Avenue Mural Arts District to incorporate 
design and culture into neighborhoods. Additionally, the City 
should continue to maintain its neighborhoods by offering 
assistance, such as the Home Rehabilitation Program, to 
improve existing housing stock, address maintenance issues, 
and support resident’s needs.

Integrate Mixed-Use
Promote mixed-use development to minimize the negative 
impacts of physically separated uses and encourage active 
transportation and transit. While areas such as the Village 
and the Mayfair Collection exhibit successful mixed-use 
developments, other areas lack them. Much of the City’s land 
use developed as large, separated commercial, office, and 
residential areas, leading to a dependence on vehicles to get to 
work, school, and other entertainment and services. 

Promoting mixed-use development, with housing conveniently 
located near employment centers, shopping areas, restaurants, 
parks, and other day-to-day activities can better connect residents 
with necessary services and amenities. Residents living in 
mixed-use districts would benefit from increased accessibility 
and walkability. Bus Rapid Transit (BRT) investments, like those 
along Blue Mound Road, can be leveraged to promote future 
transit-oriented mixed-use development. The City should promote 
highly-accessible mixed-use districts and transit-oriented 
development along existing and future potential BRT routes, such 
as Blue Mound Road and Mayfair Road, in coordination with the 
County and State. 

As part of the development of mixed-use districts, reduced 
parking minimums should be considered for new residential 
developments to minimize adverse impacts like excess 
pavement and to lower development costs. Additional 
considerations should include allowing overnight on-street 
parking for more efficient use of existing on street space, 
supplementing off-street parking options for residents, and 
supporting higher-density residential developments. 

Upper Floor
Residential Use

Ground Floor
Commercial Use

State Street Station Apartments in the Village
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Design Standards
Improve the community’s image through enhanced design-
specific�standards. New development, demolition of quality 
homes, and poorly designed renovations and additions can 
place the City’s established character at risk. The City should 
consider using a broad spectrum of policies and regulations, 
from design-oriented development controls to educational 
resources, to require, encourage, and create awareness for 
context-sensitive development. These may include form-
based regulations that emphasize built form over land use, 
development guidelines or pattern books, “how to” guides, 
a pre-approved list of knowledgeable architects, and other 
resources that can provide property owners, developers, and 
designers with the information necessary to articulate and 
implement the community’s vision. 

Historic Neighborhoods
The City should encourage a greater variety of housing types 
while maintaining existing neighborhood character. In 1995, 
the City established the Historic Preservation Commission to 
promote the preservation of historic places in Wauwatosa. 
The Commission is responsible for designating historic sites, 
serving as the design review board for locally designated 
properties, providing historic preservation education, and 
recognizing improvements to historical properties with the 
annual Preservation of Properties Awards. 

Many historic sites are listed on the National Register and 
State Register of Historic Places, or are designated by the City’s 
Historic Preservation Commission. There are approximately 
441 buildings in Wauwatosa are listed on the National Register 
of Historic Places that include a mix of single-family residential 
homes, places of worship, commercial buildings, and districts. 
The architectural styles range between Greek Revival, Gothic 
Revival, Italianate, Queen Anne, Craftsman, Mission, Bungalow 
and Ranch. The National Register is the United States federal 
government’s official list of sites and structures considered 
worthwhile of preservation for their historical significance. The 
City has a well-established framework for regulating historic 
properties utilizing a historic overlay district in its zoning 
code to support the preservation of significant architectural, 
historical, and cultural sites. While the National Register 
supports broad scope of preservation in the United States, 
local law is typically more effective at supporting the historical 
character of a community. 

The Wauwatosa Historical Society also supports the mission 
of historical preservation and education in the community, 
maintaining multiple properties and highlighting the City’s 
history through events and tours throughout the year. 
Historic preservation has played a key role in the heritage 
and cultural significance in some neighborhoods throughout 
Wauwatosa; however, preservation efforts should be balanced 
with critical improvements to properties and ensuring the 
community’s need for future growth and development. The 
City should consider potential partnerships with regional 
and local organizations to envision innovative future housing 
development and improvements within historically designated 
areas and sites.

Planning Consideration
Institutional Properties 
As people’s lifestyles change over time, there has 
been a decline in religious attendance according 
to the Pew Research Center and families are 
having less kids according to the National Center 
for Health Statistics. Although these institu-
tions have traditionally been important pillars in a 
neighborhood, some communities have begun to 
consider new housing solutions for these sites. 

Schools and places of worship are spread out across 
Wauwatosa’s neighborhoods. Over the span of 20 
years, if these institutions become available, they can 
be repurposed or redeveloped as additional housing. 
Many of these facilities already feature distinct 
architecture, large windows, multiple entrances, 
and access to common areas that align with typical 
multifamily and mixed-use development making 
these assets valuable for residential conversions. 
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Housing for All
60.4% of Wauwatosa’s housing stock consists of single-
family homes. Existing multifamily uses that provide rental 
housing options are dispersed throughout the community 
and are not well integrated into the fabric of their surrounding 
neighborhoods. While the demand for single-family homes in 
Wauwatosa may continue, it is important to provide a mix of 
housing options that complement the existing neighborhood 
character, support the market, meet the needs of residents, 
and encourage an equitable community. The City should build 
on the recent Housing Study’s recommendations to consider 
ways to address and implement policies to remove barriers 
to housing utilizing resources such as the U.S. Department 
of Housing and Urban Development’s Fair Housing Planning 
Toolkit and housing assessment tools. 

Affordability
Promote a diverse range of housing options for residents 
of all income levels. Available data shows a decline in owner-
occupied homeownership tenure since 2017. According to 
the Housing Study and Needs Assessment, this could be due 
the increased rental units constructed in the City over recent 
years. The number of owner-occupied homes affordable only to 
households earning over 120% of the area median income (AMI) 
exceeds the actual supply, indicating a shortage of options 
for moderate-income/workforce housing (80% - 120% AMI) 
households and middle-income (120% - 150% AMI) households. 

According to the Housing Supply Accelerator, a national 
campaign formed by the National League of Cities and 
the American Planning Association, housing is considered 
attainable if the cost is appropriate for a range of households, 
thereby ensuring no housing exclusion based on financial 
capacity. The term affordable housing typically corresponds to 
a threshold like the percentage of household income compared 
to the area median income, which is used to determine 
eligibility for financial programs in addition to overall housing 
statistics. To alleviate pressure on median-value homes, the 
City should continue supporting the development of housing 
at attainable prices for moderate-, middle-, and upper-middle 
income populations, and affordable housing of various sizes, 
including two- and three-bedroom units, for low-income (50% 
- 80% AMI) and very low-income (30% - 50% AMI) households. 
The availability of housing for upper middle- and upper-income 
residents may have an impact on the availability of housing for 
low-, moderate-, and middle income residents. Ensuring housing 
affordability is a critical aspect to the future of the community’s 
well-being. Housing affordability impacts public health, 
education, and overall quality of life. 

Although the City has funds dedicated to affordable housing, 
they are insufficient in their current form to provide any 
significant impact. The Community Development Authority 
(CDA) manages this fund and serves as the City’s Housing 
Authority providing a dedicated source of financial support 
to address housing needs in the community and enhance 
neighborhoods throughout the City. To maximize the impact of 
this fund, the City should consider utilizing the funds to support 
a community land trust or strategize ways to raise funding 
and prioritize how this resource should be utilized to align with 
community needs and future development patterns. 

Planning Consideration
Community Land Trusts
A�community�land�trust�(CLT)�is�typically�a�nonprofit�
organization that purchases and develops land on 
behalf of a place-based community while acting as the 
long-term steward for affordable housing, community 
gardens, civic buildings, commercial spaces, and other 
community assets. CLTs for residential development 
utilize shared equity model which preserves affordable 
homeownership opportunities by allowing borrowers to 
purchase homes at below-market prices. In exchange, 
borrowers agree to sell the property only to other 
income-qualified�buyers�and�at�a�restricted�sales�price. 

Land banks are another tool in the affordable housing 
toolbox and an important partner of CLTs. Land banks 
are public authorities charged with returning vacant 
or abandoned property to productive use. Collab-
oration between land banks and CLTs can support 
neighborhood resiliency and equitable recovery.

Wauwatosa conducted an informal study on the feasi-
bility of CLTs and concluded that they might not be 
effective at a local level. Instead, the study recommended 
multiple cities work together to create a regional CLT.
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Aging in Place 
Encourage housing options that allow senior residents to 
remain in the community. According to the AARP’s 2024 
Home and Community Preferences Survey, 75% of adults 
aged 50 and older would prefer to remain in their homes as 
they age, but nearly 44% of them expect to have to move to 
accommodate their new wants and needs later in life. While the 
median age in Wauwatosa has decreased despite statewide 
trends, residents echoed the AARP survey expressing concerns 
during community engagement over the lack of senior 
housing in the City. According to the recent Housing Study 
and Needs Analysis, the City currently has 347 age-restricted 
units dedicated to the senior demographic (65 and older) 
such as Hart Park Square Senior Living and Cedar Glen 
Apartments. The ability to age in place is important to help 
long-time residents remain in Wauwatosa as well as attract 
new residents to the area. The City should consider alternative 
small-scale housing options integrated into Wauwatosa’s 
neighborhoods to support residents looking to age in place, 
rather than developing large senior living communities that can 
be disconnected from parks, commercial centers, and services. 

Universal Design in Housing
Encourage universal design elements and assistance 
programs to increase accessible housing options for 
residents of all abilities. Ensuring accessible housing options 
for all of Wauwatosa’s existing and future residents, especially 
those with disabilities and mobility challenges, is critical to 
promoting an inclusive and equitable community. During 
community engagement, residents advocated for more housing 
that accommodated people with accessibility needs including 
physical and other hidden, non-physical disabilities. The City 
should consider ways to incorporate universal design elements 
in new residential construction to foster housing independence. 
Universal design elements may include, but are not limited to, 
no-step entries, wide doorways and hallways, single-floor living 
with essential rooms on the main floor, and open floor plans for 
easy navigation. 

AARP HomeFit Guide |  29

Tenant Rights
The legal rights and protections 
for residents who rent rather 
than own vary by both location 
and situation. For instance, 
the rights of tenants who rent 
from an individual or private 

company differ from those who 
live in government-sponsored 
housing. The website of the U.S. 
Department of Housing and Urban 
Development provides links to 
resources for every state, Puerto 
Rico, the U.S. Virgin Islands and the 

District of Columbia. Visit HUD.gov 
and enter the search term “tenant 
rights.” Information about the Fair 
Housing Act and the Americans 
with Disabilities Act can be found 
on the same website by searching 
the phrase “disability overview.”
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Whether a residence is a house or an apartment, its 

exterior doorways should allow a smooth transition 

into and out of the property. Many homes have 

entrance steps, which can make the dwelling 

inaccessible to a person who uses a wheelchair, relies 

on crutches or has difficulty climbing stairs. 

Entrances and Exits
The ideal is for all homes to have at least one zero-step 

exterior doorway. If step-free access isn’t possible for 

the front of the home, a side door, back door or door 

located inside the garage may be a suitable substitute. 

Another solution is a ramp. (Learn more about that 

option on page 28.)
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Community Statistic
Accessibility
As of 2019, almost two in 10 US households 
include a person with accessibility needs. (Source: 
U.S. Department of Housing and Urban Develop-
ment Office of Policy Development and Research)

According the Urban Land Institute, less than one percent 
of the houses in the United States are fully wheelchair 
accessible. (Source: Affordability and Accessibility: From 
Bad to Worse in a Tight U.S. Housing Market, 2023) 

AARP HomeFit Guide 2020

AARP HomeFit Guide |  1

HomeFit
Guide
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a home comfortable, 

safe and a great fit  

for older adults —  

and people of all ages

™
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Missing Middle Housing

Single
Family
Homes

Duplex Fourplex Townhomes Mixed-Use Multifamily

Missing Middle Housing 
Encourage additional missing middle housing types to 
accommodate residents of all abilities and incomes. Missing 
middle housing types include a range of options between 
single-family homes and small-scale apartments such as 
townhomes, duplexes, triplexes, four- to six-unit apartments, 
and mixed-use buildings. Missing middle housing can help 
address multiple housing issues including affordability, 
adapting to changing demographics, walkability and transit 
support, and environmental sustainability. By offering a 
variety of housing options at different price points, housing 
in Wauwatosa can provide more flexibility and begin to 
accommodate young professionals, growing families, and 
seniors looking to downsize. 

Housing types that support higher density development 
promote more walkable neighborhoods if the infrastructure 
is completely developed and makes public transit more 
viable and efficient. Higher density housing also has a lower 
environmental impact per capita compared to sprawling single-
family subdivisions. While the east side of Wauwatosa features 
some missing middle housing typologies such as duplexes 
and four-eight unit building, there are ample opportunities to 
integrate these housing types across the City, especially with 
the larger residential parcels on the west and north sides.

Introducing missing middle housing into some of Wauwatosa’s 
more traditionally single-family residential neighborhoods can 
diversify the housing stock while maintaining the character 
and scale of the community. Similar to what was previously 
outlined in the Residential Growth Context section on page 29, 
the City should evaluate their zoning code to consider ways 
to facilitate missing middle housing development, including 
modifications to allow different housing developments by-right. 
Additionally, the City may consider prioritizing the permitting 
of redevelopment projects that promote density within 
neighborhoods. Other incentives such as density bonuses and 
fee waivers for redevelopment projects can encourage further 
missing middle housing growth. 

40 Housing and Neighborhoods
Tosa Tomorrow 2045 Comprehensive PlanDRAFT

FOR PUBLIC REVIEW
12/18/2024 64



An additional type of dwelling unit that could satisfy the 
need for missing middle housing is the accessory dwelling 
unit (ADU). An ADU is a smaller, independent dwelling unit 
located on the same lot as a single-family home. ADUs can 
be attached to the main home, as basements, upper floors, or 
new additions, or detached as standalone structures elsewhere 
on the parcel. ADUs can boost housing affordability for both 
homeowners and tenants and offer options for senior relatives 
that want to stay close to family. 

Because of Ordinance O-19-11, Wauwatosa’s zoning ordinance 
allows the construction of ADUs in residential zones by right. 
That said, the number of new ADUs developed since 2019 
has not been considerable. To encourage the development of 
new ADUs, the city should provide information and technical 
assistance to those interested in developing ADUs, consider 
loosening restrictions and exterior design standards, and offer 
subsidies or other financial incentives such as density bonuses 
or fee waivers. 

ALLEY

MAJOR ROADWAY

Accessory Dwelling Unit

Missing Middle Redevelopment

Single-Family Redevelopment

Missing Middle Housing Model Block

Planning Consideration
Live-Work Buildings
Live-work spaces are a type of mixed-use development 
where living and working spaces are combined in a 
given area. Live-work developments typically combine 
residential and non-residential uses and can include 
anything�from�a�small�home�office�to�a�large�commer-
cial space that is also used as a residence. Non-res-
idential�uses�can�include�office�spaces,�shopping�
areas, restaurants, and other amenities. Encouraging 
live-work spaces in key commercial areas can support 
entrepreneurial endeavors, reduce vehicle miles 
traveled, and encourage small-business investment.

Live-Work Model

Upper Floor Rental 
Housing or Office 
Space

Ground Floor
Workspace

Building Uses
Owner-Occupied Housing

Rental Housing or Office Space

Workspace
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The Economic Development chapter discusses 
strategies and objectives for improving the 
commercial corridors and business hubs throughout 
the City. This chapter provides priorities and 
recommendations to promote Wauwatosa’s 
economy, improving the overall business climate, 
encouraging reinvestment, and enhancing its unique 
commercial areas. This chapter should be utilized to 
support local businesses, commercial centers, major 
employers, and innovative industries to strengthen 
the tax base and foster a vibrant, dynamic economy. 

06
ECONOMIC 
DEVELOPMENT
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Economic  
Growth Context 
Wauwatosa is a major hub for business and employment 
centers. The City is home to the Milwaukee Regional Medical 
Center and research facilities, the headquarters for multiple 
large national and international corporations, regional shopping 
destinations, and mixed-use neighborhoods with uniquely local 
shops, restaurants, and entertainment. Some areas currently 
show signs of aging buildings and infrastructure, indicating 
a need for redevelopment and/or revitalization. The City’s 
regional location in Milwaukee County and existing foundation 
of businesses provides opportunities for future economic 
growth, development in entrepreneurship, and collaboration 
with developers and universities that could promote the 
region’s assets. 

Outreach Key Takeaways
During outreach and engagement , the community voiced a 
preference for future development to remain in established 
commercial centers to capitalize on existing strengths 
and develop unique district identities. The Village, North 
Avenue, Blue Mound Road, Midtown, and Mayfair Mall areas 
were mentioned as key commercial areas in need of new 
development, revitalization of structures, or updates to the 
streetscape to attract potential customers. Direct and open 
communication among the City, development community, and 
neighborhood associations regarding the City’s vision for an 
area was highly encouraged.

Community members noted that starting new businesses can 
be a burdensome task, particularly for small businesses. The 
City currently provides documentation explaining the process 
of opening or expanding a business. The City can continue to 
update and promote these documents and policies to support 
local businesses. 

Employment Growth 
Employment growth in Wauwatosa is projected to outpace 
population growth over the next 15 years. The Milwaukee 
County employment projections, developed by Moody’s 
Analytics and adjusted by SB Friedman, forecast over 9,300 
net new jobs through 2030. The highest growth is projected 
in professional services and healthcare, adding approximately 
7,700 total jobs between 2013 and 2030. The retail sector 
is also anticipated to add approximately 370 jobs based on 
existing trends in the marketplace and does not reflect any 
large-scale development that could occur down the line. 

Community Statistic
Job Sector Growth
By 2030, Milwaukee County is anticipated 
to grow 7,700 new jobs in the professional 
services and healthcare sectors. 
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Economic 
Development 
Framework 
Wauwatosa supports a variety of commercial, industrial, office, 
and medical uses. The Economic Development Framework 
outlines the vision for these districts, maintaining vibrant 
commercial centers while prioritizing redevelopment strategies 
within several key areas. The following categories are organized 
into general functional uses and recommendations that align with 
the goals for future economic growth. These categories contain 
further context and recommendations on the following pages. 

Local Commercial Nodes
Local commercial nodes consist of small, neighborhood-scale 
businesses that include dining, retail, and other essential 
service needs. 

Major Employment Areas
Major employment areas consist of established large-scale 
businesses and commercial centers that feature extensive 
parking and auto-oriented infrastructure. 

Traditional Urban 
Commercial Districts
Traditional urban commercial districts refer to areas that can 
support pedestrian-oriented land uses and streetscaping, 
such as East Tosa and Midtown. These areas typically feature 
narrower streets and a variety of commercial, entertainment, 
and other service related uses. 

The Village 
The Village is Wauwatosa’s historic commercial district with 
retail, restaurants, entertainment, services, offices, mixed-use 
buildings, and parks all within an urban, walkable environment.

Innovation District
The Innovation District refers to the Milwaukee County 
Research Park, Technology Innovation Center, and Accelerator 
building on Discovery Parkway. This area serves as a business 
incubator for entrepreneurs, start-ups, and other companies.

Mayfair Area 
The Mayfair area refers to the shopping mall along Mayfair 
Road, the mixed-use Mayfair Collection development, 
and commercial uses between and surrounding the two 
developments. 

Milwaukee Regional Medical Center
The Milwaukee Regional Medical Center (MRMC) is a 
consortium of health care institutions that provide a variety 
of services including patient care, medical education, and life 
science research. 

Priority Reinvestment Areas
Priority reinvestment areas are targeted zones for 
redevelopment and revitalization. As Wauwatosa is mostly 
built-out, new commercial and economic growth will need to 
be strategic, focusing development within existing areas that 
contain vacant lots, underutilized properties, and aging districts 
in need of reinvestment. 

Several areas have been outlined on the Economic 
Development Framework map:

1 This area should be redeveloped in alignment with 
the rest of the Mayfair corridor utilizing similar design 
strategies and incorporating safer access improve-
ments across major highways and railroads. Due to the 
unique location and shape of parcels this area should 
be allowed more flexibility during any review processes 
to allow for innovative and adaptive development that 
maximizes the potential of these challenging sites. 

2 This area bordering the Connect 1 bus-rapid 
transit corridor should incorporate higher-density, 
mixed-use transit-oriented development including 
pedestrian friendly streetscapes and a variety of 
amenities to build community interaction. 

3 The Glenview Avenue corridor could include some 
neighborhood size and scale commercial and mixed-use 
development as opportunities arise, leveraging the 
proximity of nearby community facilities to support small, 
local businesses like cafes, daycares, and small shops 
to serve the surrounding residential neighborhood. 

4 This area contains established industrial facilities with 
easy access to Interstate 94. Given its fundamental 
issues with freight traffic, noise, and environmental 
impacts, landscaping and buffering improvements 
are recommended along 124th Street and Burleigh 
Street. This area should incorporate new employ-
ment uses over time such as business parks, offices, 
coffee roasters, and breweries to enhance and diver-
sify uses along the northwest corridor of the City. 

44 Economic Development
Tosa Tomorrow 2045 Comprehensive PlanDRAFT

FOR PUBLIC REVIEW
12/18/2024 68



Technology
Innovation Center

Research Park

Mayfair
Mall

Mayfair
Collection

94

41

Ludington

Ave

W Walnut Rd

W Congress St

W Glendale Ave

W Palm
etto

 Ave

N
 6

8t
h 

St

W Wright St

Milwaukee Ave

W Center St

N
 8

3r
d 

St

N Swan Blvd

N
 W

au
w

at
os

a 
Av

e

N
 1

24
th

 S
t

N
 9

2n
d 

St

N
 M

ay
fa

ir 
Ro

ad

N
 1

24
th

 S
t

W Capitol Dr

W North Ave

W State St

W Burleigh St

W Watertown Plank Rd

W North Ave

Blue Mound Rd

W Wisconsin Ave

N
Gl

en
vi

ew
A

ve

100
181

18 2

3

1

2

4

BR
O
O
KF

IE
LD

WEST ALLIS

MILWAUKEE

Hoyt Park

Hart Park

County
Grounds Park

Hartung Park

Menomonee
River Parkway

Honey Creek
Parkway

Hansen Park

Milwaukee
Regional

Medical Center

Priority Reinvestment Areas
Subarea Boundary
Local Commercial Nodes
Major Employment Areas
Traditional Urban Commercial Districts
The Village
Innovation District
Mayfair Area
Milwaukee Regional Medical Center

Wauwatosa Comprehensive Plan

0 0.25 0.5 Miles

See Blue Mound
Road Corridor Plan
Page 98

See North Avenue
Corridor Plan
Page 90

45Economic Development
Tosa Tomorrow 2045 Comprehensive Plan DRAFT

FOR PUBLIC REVIEW
12/18/2024 69



Local Commercial Nodes
Local commercial nodes consist of small, neighborhood-
scale businesses that include dining, retail, and other 
essential service needs. They are located primarily within 
residential areas, typically at the corners of intersections, and 
can foster pedestrian-friendly environments or accommodate 
more car-centric uses. The City should maintain existing nodes 
and encourage future local commercial areas that integrate 
into the surrounding neighborhood, allowing residents to easily 
access businesses via a short walk or bike ride. 

Major Employment Areas
Major employment areas consist of established large-scale 
businesses and commercial centers that feature extensive 
parking and auto-oriented infrastructure. These areas are 
important economic drivers in the community and should be 
strategically leveraged to drive future employer expansion, 
attract investors, and foster corporate retention. The City could 
consider different ways to achieve this by repurposing existing 
infrastructure, support the marketing of vacant spaces, and 
offering growth incentives such as grants for signage or façade 
improvements and/or property tax incentives.

The City can also implement other strategies to cultivate 
these areas such as encouraging mixed-uses and transit-
oriented development, integrating new sustainable and 
smart technology, such as green roofs, centralized building 
management systems, solar arrays, and other features 
found in Living Buildings (a certification program for defining 
sustainability in the built environment), and enhancing the 
overall appeal of the environment through urban design 
improvements. Implementing these strategies can support the 
development of major employment areas, encouraging long-
term economic growth and sustainability. 

Traditional Urban 
Commercial Districts
Traditional urban commercial districts refer to areas that can 
support pedestrian-oriented land uses and streetscaping, 
such as East Tosa and Midtown. These areas typically feature 
narrower streets and a variety of commercial, entertainment, 
and other service related uses. Areas with traditional urban 
development refers to more pedestrian-oriented commercial 
centers with narrower street grids; a variety of retail, dining, 
office, and entertainment uses; and attractive streetscaping 
elements including public art, street trees, outdoor seating, 
decorative lighting, and public gathering spaces. A common 
feature of these districts are historic mixed-use and residential 
structures that support surrounding commercial uses. The City 
should continue to foster these unique commercial identities, 
implementing more streetscaping elements where appropriate, 
encouraging active transportation options, and allowing 
additional mixed-use and/or residential uses to develop. 

Planning Considerations
Experiential Commercial
Experience-focused retail, or experiential retail, 
refers to the trend of consumers expecting retailers 
to�devote�more�floor�space�to�the�immersive�experi-
ence that only a brick and mortar store can provide. 
Memorable customer service and interaction are 
emphasized over simply selling products, differenti-
ating brick and mortar stores from online shopping.
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7954 Harwood Avenue, Wauwatosa (2015)

Adaptive reuse featuring facade and landscaping improvements, 
new signage, and expanded outdoor programming 
7954 Harwood Avenue, Wauwatosa (2024)

Adaptive ReuseThe Village 
The Village is Wauwatosa’s historic commercial district 
that features retail, restaurants, entertainment, services, 
offices,�mixed-use�buildings,�and�parks�all�within�an�urban,�
walkable environment. While the Village is a stable and thriving 
commercial area due to its urban destination and design, 
strong surrounding neighborhoods, and implementation of the 
Village Business Improvement District (BID), future investments 
and recommendations will be gradual to support maintaining 
the established identity. 

The City has utilized the Village of Wauwatosa Strategic 
Development Plan to incorporate various improvements to 
the wayfinding, streetscape, and parking areas in alignment 
with the area’s character. As Wauwatosa historic commercial 
core, the City should continue to promote investment and 
development, supporting residential growth, local businesses, 
and a vibrant, round-the-clock environment throughout the 
district. Changes in the community’s work habits, due to an 
increased number of work-from-home and hybrid workers, 
could present additional opportunities for the Village. Spaces 
like coffee shops, coworking offices, and other local amenities 
could encourage more activity during the middle of the day 
and/or middle of the week. 

The City should continue future investments within the 
Village to incorporate cohesive, well-designed wayfinding 
throughout the district, eliminate parking, where able, and 
integrate more streetscape elements that align with the area’s 
character. Other areas of investment may involve more long-
term strategies, such as extending streetscape and urban 
design improvements along State Street to create a unified 
commercial identity between the Village and businesses along 
State Street. 

Innovation District
The Innovation District refers to the Milwaukee County 
Research Park, Technology Innovation Center, and 
Accelerator building on Discovery Parkway. It is an area that 
serves as a business incubator for entrepreneurs, start-ups, 
and other major companies. This area is a unique opportunity 
for the City to collaborate with businesses and institutions 
strengthening its reputation for high-quality educational and 
research opportunities. Current tenants make good use of the 
District, while vacant buildings, such as the old GE building, 
are prime opportunities for new businesses. The City should 
continue to invest in the Innovation District, making necessary 
infrastructure improvements including road connections, 
supporting the growth of startups and entrepreneurs, and 
leveraging the presence of the multiple educational institutions 
to attract talent and foster local innovation. 

Planning Considerations
Adaptive Reuse
Rather than constructing new buildings, the City should 
promote adaptive reuse to revitalize older, existing 
structures, especially those with historical and archi-
tectural�significance�within�neighborhoods.�Adaptive�
reuse refers to the process of repurposing existing 
buildings with new uses, typically different from the 
original intended use. The City can inform developers on 
the�benefits�of�reusing�existing�structures�and�provide�
economic incentives,to help boost adaptive reuse. The 
building at 7954 Harwood Avenue is a local example that 
includes adaptive reuse of an existing industrial building. 
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Mayfair Area 
The Mayfair area includes the traditional shopping mall 
along Mayfair Road, the mixed-use Mayfair Collection 
development, and commercial uses between and surrounding 
the two developments. The City should encourage developers 
and other properties owners to incorporate additional 
uses beyond retail including housing, hotels, restaurants, 
entertainment venues, and other public amenities. Community 
feedback specifically called out the Boston Store site as a 
prime opportunity for redevelopment. The Mayfair area should 
aim to establish a space where community members can 
congregate and further activate the Mayfair corridor as a 
destination commercial area. 

Case Study
The Future of Shopping Malls
As some traditional shopping malls have declined 
in recent years, many are being revitalized to incor-
porate additional uses that go beyond shopping, 
like housing, hotels, restaurants, entertainment, 
and other public amenities and mixed-use spaces. 
Successful malls such as the Pentagon Centre in 
Virginia, Southdale in Minnesota, and MainPlace 
Mall in California utilize mixed-use designs to blend 
retail, residential, and public spaces creating more 
vibrant environments and revitalizing retail spaces. 

This trend is driven by the decline of physical retail 
due to e-commerce, the need for housing, and the 
desire to create more walkable, urban-style commu-
nities. Mayfair Mall and other Mayfair properties 
should consider diversifying their amenities to incor-
porate�new�revenue�sources,�increase�foot�traffic�to�
stores,�and�more�efficiently�utilize�the�property�to�
support community activities and engagement. 

Wauwatosa Common Council Approved Development 
Proposal for Mayfair Mall by Barrett Lo
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Milwaukee Regional Medical Center
The Milwaukee Regional Medical Center (MRMC) is a 
consortium of four health care institutions that provide a 
variety of services including patient care, medical education, 
and life science research. As the MRMC campus continues 
to grow, it will be critical for the City to coordinate with the 
MRMC to ensure site designs align with the City’s development 
standards and to maximize positive impacts to the surrounding 
neighborhoods. The City should continue to work with the 
MRMC on ways to incorporate greater access to its state-of-
the-art campus through bus rapid transit stations, protected 
lanes for different transportation modes, and bike facilities 
and infrastructure. The City should also encourage increased 
density and amenities on the west side of the campus, 
specifically at the corner of Watertown Plank Road and 
Interstate 41. The MRMC should serve as an example for major 
employers and other development districts in providing an 
attractive, high-quality, mixed-use campus for workers.
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Priority Reinvestment Areas
As Wauwatosa is mostly built-out, new commercial and 
economic growth will need to be strategic and targeted 
within existing areas that contain vacant lots, surface parking 
lots, underutilized properties, and aging districts in need of 
reinvestment and revitalization. The City should work with 
property owners and developers to market potential properties 
on the City’s website. Working with local and regional 
economic development organizations, the City can also create 
documents that outline property information to streamline 
developer interactions. 

The City should consider programs and policies to support 
streamlining development proposals that meet desired 
development patterns. The criteria for these development 
patterns could include mixed-use and multifamily housing 
unit density targets, developments along key corridors and 
intersections, or projects that incorporate privately owned 
public amenity spaces. 

Development proposals that apply to these programs 
and policies could be advanced more quickly through the 
development review and approval process by potentially 
reducing the number of required meetings or creating a 
streamlined approval system. Additional programs could 
include expedited plan reviews, simplified documentation 
requirements, or priority scheduling for qualifying projects. 

Planning Consideration
Business Neighborhoods
Wauwatosa has several distinct business neighbor-
hoods, each providing a unique array of multifamily, 
retail,�office,�and�industrial�uses.�A�business�improve-
ment district (BID) is typically a privately-led, publicly 
authorized organization that provides additional 
services�within�a�specified�areas�in�a�city.�BIDs�are�
funded by property owners and businesses within 
the district to raise money for services and programs 
such as public spaces, safety measures, marketing 
promotions, infrastructure improvements, and special 
events. Wauwatosa has one BID for the Village that 
promotes and fosters the public image of the area 
while also connecting businesses with social activities 
such as TosaFest and Holidays in the Village events. 
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Commercial Centers  
Wauwatosa’s commercial centers cater to a range of lifestyles, 
experiences, and functional uses, each with a unique character 
and identity. The City should continue to support the growth 
of major commercial areas and local jobs, working to provide 
high-quality experiences and employment opportunities that 
foster environments where employees can easily access 
essential amenities and services. 

Reinvestment in 
Commercial Corridors 
Continue to work with local businesses to improve the 
physical appearance and market viability of existing 
commercial corridors. Many of Wauwatosa’s current corridors, 
including sections of North Avenue, Blue Mound Road, Mayfair 
Road, and Glenview Avenue, are characterized by unattractive 
surface parking lots fronting buildings, extensive curb cuts, 
lack of greenery, and poor pedestrian access. The City should 
collaborate with property owners and transportation jurisdictions 
to improve the aesthetic and economic function of these 
underdeveloped areas. Encouraging a mix of shops, restaurants, 
and entertainment uses, repurposing surface parking lots, and 
considering other mixed-use developments will support the goal 
of creating vibrant, exciting places for residents. 

A map of surface parking lots within Wauwatosa can be 
found on page 61. Many are located along the City’s major 
commercial corridors, indicating the potential space for infill 
development. The Corridor Plans in Chapter 10 provide an 
overview of envisioned development along these commercial 
corridors. Several catalyst sites include the redevelopment of 
surface parking lots into new and better land uses. The City 
should determine the current need of surface parking lots 
along its major corridors and identify potential targets for 
future infill development. 

To further support these corridors, the City will need to 
communicate the vision of the Comprehensive Plan to 
developers, strategically allocate TIF funding, allow for adaptive 
reuse and redevelopment that accommodates market trends, 
and explore the potential for additional Business Improvement 
Districts (BIDs) in appropriate locations. The City may also 
consider regularly evaluating community needs and desires to 
prioritize potential projects that fill in gaps for demand. 
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Entrepreneurial Development
Leverage the City’s amenities and work with local partners 
to boost the development of new, local businesses. The 
Southeastern Wisconsin Regional Planning Commission 
(SEWRPC) is the official areawide planning agency for 
the southeastern region of the State. SEWRPC serves 
seven counties including Kenosha, Milwaukee, Ozaukee, 
Racine, Walworth, Washington, and Waukesha. In 2021, 
SEWRPC adopted the 2021-2025 Comprehensive Economic 
Development Strategy (CEDS), a strategic plan with 
recommendations for different municipalities to diversify 
and strengthen the region’s economy. The CEDS needs to 
be updated every five years and maintains eligibility with the 
U.S. Economic Development Administration (EDA) funding for 
communities in the region. 

As part of Wauwatosa’s strategy for economic development, 
recommendations from the 2021-2025 CEDS should continue 
to be considered to help establish the City as a regional and 
statewide center for research and development. One of the 
key recommendations from the plan was to collaborate 
with Milwaukee County, Milwaukee Regional Medical Center 
(MRMC) and the Milwaukee County Research Park (MCRP), 
and the University of Wisconsin-Milwaukee (UWM) to support 
the development around the UWM Accelerator building. Part of 
the recommendations aims for the City to attract biomedical 
and other research-intensive technology companies that would 
benefit from collaborating with UWM and nearby MRMC, and 
position Wauwatosa as an intellectual capital. To continue 
attracting businesses and fostering entrepreneurship in 
Wauwatosa, the City should leverage its unique amenities, 
assess its regional marketing strategy, and collaborate with 
local partners to provide more opportunities for minority and 
women-owned businesses. 

SEWRPC Reports and Planning Documents

Southeastern Wisconsin Regional Planning Commission – VISION 2050 – Detailed Alternatives  |  Fall 2015

Fall 2015

A publication of the Southeastern Wisconsin Regional Planning Commission
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Introduction
ALTERNATIVES: Three detailed year 2050 land use and transportation alternatives 

for Southeastern Wisconsin have been developed for VISION 2050. The Trend is a 

projection to the year 2050 of land use and transportation trends from the last 20-25 

years, including continued lower density development and declines in public transit 

service. Alternative Plans I and II include higher density development patterns and 

significant increases in public transit service. The three detailed alternatives were 

developed by refining five conceptual-level land use and transportation scenarios, 

which were the focus of the previous stage of VISION 2050.

PURPOSE: The purpose of the alternatives stage of VISION 2050 is to evaluate 

possible outcomes and consequences of continuing recent development and 

transportation trends compared to following the two distinctly different paths for the 

future envisioned in Alternatives I and II. The three alternatives were evaluated using a 

set of plan objectives and 50 criteria organized under four themes, including Healthy 

Communities, Mobility, Costs & Financial Sustainability, and Equitable Access. The 

plan objectives are based on public input from the initial visioning stage of VISION 

2050. Detailed information about the alternatives and their evaluation is available 

on the VISION 2050 website at www.vision2050sewis.org.

INPUT: Public feedback from the fourth round of VISION 2050 public involvement 

will help determine which aspects of the alternatives will be included in a preliminary 

recommended year 2050 regional land use and transportation system plan. The 

goal of the preliminary plan is to achieve a consensus vision for regional land use 

and transportation in the year 2050. Residents throughout the Region will be given 

the opportunity to review and comment on the preliminary recommended plan at a 

fifth round of public involvement prior to finalizing VISION 2050.
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Advisory Committees
Staff work on VISION 2050 is being guided by two of the Commission’s 

Advisory Committees: the Advisory Committee on Regional Land Use Planning 

and the Advisory Committee on Regional Transportation System Planning. 

Information on the oversight provided by the two Committees can be found on 

the Commission website at www.sewrpc.org.
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Balancing Land Uses 
Encourage a balanced mix of uses to adequately provide 
services, conserve natural resources, and disperse 
amenities. Developing a balanced mix of land uses is 
important for Wauwatosa’s long-term fiscal health and 
economic viability. Dispersing land uses through the City in 
appropriate locations allows for efficient provision of services, 
conservation of natural resources, and equitable distribution 
of amenities. It also allows the City to identify where gaps 
exist, further informing planning and investment efforts to 
support the local and regional economy. The City should 
continue to encourage development of diverse uses allocated 
across commercial centers, in targeted nodes and corridors, 
to support and enhance vibrant, economically-sustainable 
neighborhoods. Targeted incentives, flexible zoning tailored 
to specific areas, public-private partnerships, and streamlined 
review processes may be utilized to ensure that desired, 
necessary developments occur in the correct locations. 

In other areas where certain uses are declining, such as aging 
industrial lots near the Harley-Davidson offices and on 124th 
Street north of Capitol Drive, the City will need to consider 
various redevelopment and revitalization opportunities 
that could benefit the community. These sites may involve 
exploring mixed-use developments, creating new public 
spaces, or attracting new industries that align with the 
Comprehensive Plan’s economic development goals. Potential 
impacts to traffic patterns, future employment opportunities, 
and surrounding character should be evaluated to thoughtfully 
approach redevelopment and enhance Wauwatosa’s long-term 
economic viability. 

Collaboration With Developers
Continue to work with local developers to revitalize outdated 
structures when community preferences change. In order 
to create livable neighborhoods with easy access to jobs, 
connected transportation options, and protected natural 
resources within the community, the City will need to engage 
with the development community to align future redevelopment 
with the Comprehensive Plan’s vision. The City should evaluate 
the redevelopment process to identify potential efficiencies that 
can eliminate barriers to revitalizing aging properties such as 
shortening the approval process or offering density bonuses. 
Further collaboration with developers can help identify 
opportunities to streamline the development process and 
incorporate design requirements where appropriate. 

Planning Considerations
Public Spaces
The greatest amount of public space in a community 
is provided by the street system, or the public right-
of-way. An activated streetscape is a street that is 
full of activity and life — a place where people want 
to be and where they can go to socialize, shop, and 
relax.�Activated�streetscapes�are�defined�by�a�mix�of�
residential, commercial, and civic uses, an inviting 
environment, pedestrian- and bike-friendly design, 
public art and amenities, and a feeling of safety.

City-owned public spaces within the Innovation District 
provide a good starting point for developing a system of 
public spaces to accommodate Wauwatosa residents. 

Public-Private Partnerships
A public-private partnership (PPP) is a collaboration typi-
cally between a government agency and a private enter-
prise with the purpose of providing a service or delivering 
a project. PPPs can offer a more practical and cost-effec-
tive approach to risk management by the public sector. 
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Wauwatosa’s compact historic core is accessible 
by various transportation options, including walking, 
biking, and transit. Although driving is currently 
the City’s primary transportation method, there is 
a desire to boost transit access, walkability, and 
bikeability of many major corridors and streets 
across Wauwatosa. This chapter will provide 
strategies and design considerations to maintain 
effective and efficient mobility for drivers while 
further diversifying and enhancing alternative 
transportation options. 

07
TRANSPORTATION
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Outreach Key 
Takeaways
Throughout outreach engagement opportunities, stakeholders 
and community members emphasized the need for a safe 
and accessible transportation network for pedestrians and 
cyclists. In addition, outreach participants indicated that 
public transit should be given more of a priority, especially 
when determining how to manage traffic to areas with new 
developments. To complement this support of alternative 
transportation methods, many respondents expressed the 
need for safer facilities to encourage and protect users from 
high-speed corridors and potentially dangerous intersections. 
This matches the respondents of the City’s 2024 Community 
Survey, which showed that 49% of respondents would walk 
more if traffic calming was used to slow vehicles and shorten 
crossing distances. Ultimately, discussion of the future of 
Wauwatosa’s transportation network focused on reducing 
vehicle miles, encouraging active transportation and transit use, 
and physically improving infrastructure to enhance user safety. 

Roadway Network 
Most of Wauwatosa’s neighborhoods and districts are oriented 
around dense grids, which provide a high degree of connectivity 
and accessibility to vehicles. These local streets connect to 
several major road corridors, such as North Avenue, Blue 
Mound Road, and Wisconsin Highway 100, that facilitate 
the efficient movement of vehicles through the City. Given 
Wauwatosa’s proximity to Interstate 41 and Interstate 94, 
regional travel for private vehicles is easily accessible. 

The primary focus of the street network is the safe and efficient 
movement of people and goods. A heavy reliance on motorized 
vehicles often produces negative externalities for Wauwatosa 
residents. Wide roads and high vehicle speeds pose dangerous 
obstacles for bicyclists and pedestrians, buses regularly fall 
behind schedule due to roadway congestion, and businesses 
are hesitant to utilize outdoor spaces due to adjacent noise 
and air pollution. For the past 50 years, the road network 
has been heavily tilted towards vehicular traffic; therefore, 
recommendations to the City’s road network will address this 
imbalance and accommodate the needs of all users.

Road Jurisdiction
Jurisdiction over Wauwatosa’s road network is split between 
the City and the Wisconsin Department of Transportation 
(WisDOT). Most local roads are owned and operated by the 
City, whereas major arterials, such as Blue Mound Road (US 
Highway 18), Glenview Avenue/Wauwatosa Avenue (Wisconsin 
Highway 181), Capitol Drive (Wisconsin Highway 190), North 
Mayfair Road (Wisconsin Highway 100), and Interstate 41 are 
overseen by WisDOT. This limits the City’s ability to make any 
improvements or changes to these roads as approval from 
WisDOT is required. Therefore, it is imperative that the City 
works cooperatively with WisDOT to balance local priorities 
with regional goals. 
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Functional 
Classification
Wauwatosa’s road network follows a functional classification 
hierarchy based on mobility and access priorities. WisDOT 
assigns roads into categories including principal arterials, 
minor arterials, collectors, and local roads. Each classification 
serves a specific purpose in collecting and distributing traffic 
towards higher capacity roads. This network of designated 
streets and highways facilitates traffic flow in and around 
Wauwatosa.

Interstates
Interstates provide regional and national mobility. They 
accommodate large volumes of high-speed traffic with grade 
separated intersections, controlled entrances and exits, a 
dividing strip or median between traffic in opposite directions, 
and two or more lanes of travel. Interstate 41 runs north/south 
through Wauwatosa from Green Bay, Wisconsin to the Illinois 
Border. Interstate 94 runs east/west just south of the City from 
Port Huron, Michigan to Billings, Montana. 

Principal Arterials
Principal arterials are at the highest level of the roadway 
functional classification system. They provide a high level of 
mobility, have high speed limits, carry high traffic volumes, and 
allow for long-distance, uninterrupted travel. In Wauwatosa, 
principal arterials include Blue Mound Road (U.S. Highway 18), 
North Mayfair Road (Wisconsin Highway 100), Capitol Drive 
(Wisconsin Highway 190), and North Avenue. These high-
speed roadways provide regional mobility and connect to major 
centers in the metro Milwaukee area.

Minor Arterials
Minor arterials connect and support the system of principal 
arterials, serving trips of moderate length. In urban areas, 
minor arterials often support other transportation modes, 
such as bus travel, and typically have lower speeds than 
principal arterials. All minor arterials provide opportunities for 
direct access to adjacent land uses. Notable minor arterials 
in Wauwatosa include Burleigh Street, State Street, Swan 
Boulevard, Watertown Plank Road, and 124th Street.

Collectors
The primary role of collectors is to gather and distribute traffic 
from local roads to arterials. Collectors provide circulation in 
residential, commercial, civic, and industrial areas. Collectors 
carry more traffic and support longer trips than local roads, and 
provide more access to adjacent homes and businesses than 
arterials. Examples of collector roadways include Grantosa 
Drive, parts of the Menomonee River Parkway, and Innovation 
Drive.

Local
Local roads are at the bottom of the functional classification 
hierarchy, although they comprise the largest percentage of all 
roadways in the state. Their role is to provide access to homes 
and businesses. They have low speed limits and offer limited 
mobility for through traffic.
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Roadway Safety and 
Traffic Calming
With the passage of the Federal-Aid Highway Act of 1956, the 
United States firmly focused its transportation planning efforts 
on long-distance travel and speed. As a result, transportation 
planners and traffic engineers focused on enhancing mobility, 
maximizing the distances an individual by boosting the speed 
at which a vehicle can travel. Hierarchical road networks 
began to be favored as traffic from local streets could be 
channeled onto higher-speed arterials, allowing vehicles to 
travel larger distances from their starting location. Streets 
became wider, potential obstacles to high-speed travel, even 
perceived obstacles, were removed, and land uses spread 
out horizontally. However, this focus on mobility, especially 
mobility for private vehicles, does not account for accessibility, 
which is severely hampered by a hierarchical street network. 
Emphasis on speed and distance created barriers for local 
travel and reduced easy travel opportunities for pedestrians, 
bicyclists, and transit users. Now, a paradigm shift in 
transportation planning is occurring, realizing that planning for 
only one transportation mode is negatively impacting the local 
accessibility and living quality of cities such as Wauwatosa. 
A desire for increased safety, connectivity, and aesthetics 
requires a change in perspective and road design. 

Although most of Wauwatosa’s streets are local streets, 
arterials such as Interstate 41, North Avenue, Blue Mound 
Road (U.S. Highway 18), Capitol Drive (Wisconsin Highway 
190), North Mayfair Road (Wisconsin Highway 100), and 
parts of North Avenue physically divide the City. Pedestrians 
and cyclists must contend with these arterials while traveling 
from one part of the City to another. Because these streets 
are designed for large volumes of traffic and relatively high 
speeds, there is little infrastructure in place for the comfort 
of non-drivers. Community members routinely voiced anxiety 
around crossing these large streets. The 2024 Community 
Survey listed reckless driving as a chief concern of residents 
and many and worry that traffic will only become more 
dangerous overtime. To provide comfort and safety to all 
roadway users, the City should explore physical infrastructure 
improvements to reduce vehicle speeds and enhance safety 
and connectivity for pedestrians and cyclists. 

Traffic Management
Explore options to reduce vehicle speeds and crashes 
to improve safety for drivers, pedestrians, and cyclists. 
Community members noted that streets such as North Avenue 
west of Menomonee River Parkway or Blue Mound Road (U.S. 
Highway 18) feel unsafe due to high vehicle speeds. These 
high-speed vehicles conflict with other vehicles entering and 
exiting access points along the corridor. The City should 
continue conducting traffic studies and surveys to determine 
how residents travel through Wauwatosa and utilize speed 
enforcement by the Wauwatosa Police Department to 
encourage drivers to travel at safe speeds. In addition, the City 
should continue analyzing current crash locations and severity 
to identify problematic intersections and corridors to determine 
improvement priorities. Lastly, the City should consider 
lowering speed limits, where determined to be necessary, to 
reduce vehicle speeds. While the City has complete authority 
over local streets, it should continue working with regional 
partners to develop a comprehensive traffic management plan 
to balance the throughput needs of regional corridors with the 
safety needs of residents. 

Planning Considerations
Autonomous/Driverless Vehicles
Autonomous vehicles (AVs), sometimes called driver-
less/self-driving vehicles or robotaxis, gained widespread 
public attention in the mid-2010s. Since then, multiple 
auto manufacturers have incorporated levels of self-
driving technology into certain vehicle models worldwide. 

While full implementation of autonomous vehicles on US 
roadways is still a future prospect, coupled with mobili-
ty-as-a-service (MaaS) platforms like ridesharing, these 
emerging�technologies�have�the�potential�to�signifi-
cantly affect the existing transportation network and the 
movement patterns of residents, visitors, and patrons. 
Monitoring and planning for these transportation trends 
can help Wauwatosa ensure maintenance and design of 
the roadway network, and individual development plans, 
accommodate the changing needs of the traveling public.
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Avenue. This option is intended to illustrate a general 
on-street reconfiguration in alignment with the 
Transportation chapter’s Bikeway Analysis. 

Complete Streets
Implement complete street polices on all streets throughout 
the community. Complete streets are designed and operated 
to be safe for all types of road users, not just drivers. 
Pedestrians, cyclists, and motorists of all ages and abilities 
must be able to safely move along and across a complete 
street. Complete streets incorporate physical infrastructure, 
such as raised crossings, protected bike lanes, medians, and 
similar treatments, to reduce hazards from automobiles and 
protect and make pedestrians and cyclists more visible. In 
addition to their safety benefits, Complete Streets often ease 
congestion, support economic growth, encourage walking and 
biking, improve air quality, and enhance mobility options for 
children and elderly residents. 

The 2017 “Tosa Streets” Ordinance (O-17-06) requires the 
implementation of Complete Street infrastructure and 
principles for newly constructed streets and those undergoing 
reconstruction or extensive maintenance in the manner 
specified in the City of Wauwatosa Bicycle & Pedestrian 
Facilities Plan (2014). Given the age of the Bicycle & Pedestrian 
Facilities Plan, the City should update the entire plan following 
the adoption of the Comprehensive Plan. Accommodating 
new bicycle and pedestrian facilities may require a road diet. 
Road diets reduce the number or width of vehicle travel lanes 
to free up space for other transportation modes. Road diets on 
residential streets may lead to the elimination of street parking 
on one or both sides. Road diets can successfully occur 
without causing additional congestion, but some instances 
may result in congestion. Ultimately, points of congestion do 
reduce speeds and increase safety for roads users, but the City 
should determine the pros and cons of implementing roadway 
changes. The City should also develop an updated Bicycle 
and Pedestrian Facilities Plan to specify specific routes for 
pedestrians and cyclists to use.

The City should identify high-injury corridors and intersections 
to prioritize projects that improve multimodal safety. 
Perceptions of safety are a primary factor in determining 
whether to utilize bicycling or walking for trips, especially 
those that include major streets. The City should identify 
points of potential conflict where existing bicycle routes or 
pedestrian-heavy streets intersect with high-speed corridors. 
The City should also analyze crash location and severity data 
to identify street segments and intersections where injury risk 
to people walking and bicycling is most acute. Complete street 
policy recognizes that relying on laws and human nature does 
not adequately protect more fragile users of roadways and 
encourages the use of physical barriers between vehicles and 
pedestrians and bicyclists. By prioritizing infrastructure projects 
at locations with observed safety issues and targeting street 
safety projects based on crash data analysis and risk factors, 
Wauwatosa can improve pedestrian safety outcomes and 
perceived comfort for active users. 
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Complete Street Design
The City should continue incorporating new infrastructure in 
their streets to improve safety for pedestrians and cyclists, 
reduce automobile crashes, and achieve Vision Zero policies. 
Achieving safety on Wauwatosa’s streets requires physical 
infrastructure to protect pedestrians and cyclists and reduce 
vehicle speeds. A street is only considered a complete street 
when it has elements that allow for safe travel for all users. 
This is pertinent given that the Southeastern Wisconsin 
Regional Planning Commission’s (SEWRPC) 2024 update to its 
Vision 2050 Plan found that fatal crashes involving pedestrians 
and cyclists within its 7-county region are at their highest levels 
in 20 years. Wauwatosa has recognized the importance of 
these street changes and is in the process of implementing 
new design elements across the City.

The Village is consistently cited as one part of the City with a 
comfortable walking and biking environment, primarily due to a 
redesigning of the district’s streetscape to enhance the walking 
and biking experience. Such improvements do not need to be 
limited to Wauwatosa’s historic areas but should be spread 
across the entire city. 

The National Association of City Transportation Officials 
(NACTO) is considered the premier resource for safe street 
design, and its guides contain several examples of physical 
elements that could be implemented on Wauwatosa’s 
streets. The following is a list of physical elements found in 
complete streets and should continue to be implemented onto 
Wauwatosa’s streets, where appropriate, to improve comfort 
and safety:

 • Separate sidewalks or multi-use paths adjacent to 
streets with street trees, lamp posts, bollards, or other 
physical barriers to provide a visual separation of 
uses and reduce the speed of traveling vehicles. 

 • Install bump outs or curb extensions on street 
corners to reduce the speeds of turning vehicles 
and reduce the distance pedestrians must cross. 

 • Utilize pinch points, raised crosswalks, speed tables, and/
or speed humps on residential streets to slow traffic and 
provide a clear visual identifier for pedestrian crossings.

 • Install raised medians and refuge islands on 
arterial streets to provide physical barriers 
for pedestrians crossing busy streets. 

 • Utilize physical barriers, such as bollards or raised 
curbs, to separate cyclists from vehicles. 

 • Install wayfinding signage to help cyclists and 
pedestrians identify safe routes to destinations. 

 • Improve signalized intersections where necessary 
with dedicated signals for pedestrians and cyclists. 

 • Consider bicycle signals, where necessary, to better 
organize bike traffic and improve system safety.

 • Remove slips lanes where possible.

60 Transportation
Tosa Tomorrow 2045 Comprehensive PlanDRAFT

FOR PUBLIC REVIEW
12/18/2024 84



100 181

18

94

41

Paved Parking Areas

Surface
Parking Lots

Land Use Influences on 
Transportation Choice
Encourage land uses that increase the mixture of uses 
around the community and enable active transportation and 
transit as a viable method of transportation. Land use is an 
influential condition for transportation mode choice. The dense 
nature of the Village encourages walking and biking as many 
commercial, community, and residential uses are clustered. 
However, much of the City’s regional commercial and industrial 
uses are located along principal arterials, such as Wisconsin 
Avenue or North Mayfair Road (Highway 100). An employee 
or customer may feel that a vehicle is the only safe or efficient 
way to travel along arterial corridors. Because Wauwatosa 
cannot accommodate additional greenfield development, it 
is in a prime position to densify development and reduce the 
number trips that require a private vehicle. 

The City should encourage denser forms of development 
to collocate appropriate uses and consider mixed-use 
developments along existing arterials to shift the emphasis 
of the corridors from vehicle movement to commercial 
destinations. Land use and transit should be planned together, 
as denser or more intense land uses can support transit 
and vice versa. As such, the City should encourage denser 
forms of development near existing transit routes and work 
with Milwaukee County Transit Service (MCTS) to develop 
more robust bus infrastructure near major job centers and 
commercial clusters. 

A common regulation for new development is parking 
minimum requirements. Uses of different types are required to 
provide a minimum number of spaces that are determined by 
a number of units or square footage. This requirement often 
leads to parking facilities that are much larger than the building 
they serve and makes smaller sites or older structures much 
more difficult to develop or redevelop. The City should consider 
modifying its ordinances to reduce the minimum parking 
requirements of sites located near transit or located in parts 
of the City, like the Village, where a walkable environment is 
desired. 

Parking is necessary for commerce given that most of the 
City’s residents utilize a vehicle for work and shopping. 
However, poor management of parking resources can 
negatively impact a City’s character as potentially useful 
parcels are dedicated to the temporary storage of cars. An 
abundance of free available parking encourages people to drive 
and further congests the City’s streets. The City should balance 
the demand for parking with other solutions to develop better 
places to live, work, and play. 

The City maintains inventories of current parking facilities 
and should use them to inform future decisions on parking 
management. The City should update vehicle parking 
requirements, where necessary, to maximize on-street parking 
usage and reduce the amount of space needed for off-street 
parking. If off-street parking is needed, the City should 
encourage businesses to consolidate their parking needs 
into shared parking facilities and encourage the placement 
of parking facilities behind structures or shielded from 
adjacent streets by landscaping to foster a pedestrian-friendly 
environment. 

Increasing bicycle ridership in the City will also require parking 
management. Ordinance O-18-16, passed in 2018 permits 
the installation of bicycle racks in the public right-of-way and 
Ordinance O-22-25, passed in 2022 requires multi-family, 
commercial, public, and industrial uses to provide indoor 
long-term bicycle parking. The City should continue installing 
short-term and long-term bicycle parking at public sites and 
encourage the installation of additional bicycle parking along 
existing bicycle facilities, especially where there is overlap with 
commercial areas. 
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Public Transportation 
Historically, transit to Wauwatosa was provided by Milwaukee 
Road trains and streetcar lines running to downtown 
Milwaukee. Amtrak currently utilizes the Canadian Pacific 
Kansas City (CPKC) tracks through Wauwatosa for its Empire 
Builder and Borealis trains, which run between Chicago and 
Seattle/Portland and Chicago and Minneapolis, respectively. 
Amtrak does not stop in Wauwatosa and residents have to 
board trains at the Milwaukee Intermodal Station. Wauwatosa 
is currently served by MCTS, which provides bus services to 
Milwaukee County and portions of Ozaukee and Waukesha 
Counties. According to the 2022 American Community Survey, 
only 0.7% of Wauwatosa residents utilize public transit to 
commute to work. 

Milwaukee County Transit System 
MCTS operates 12 bus routes, including the Connect 1 Bus 
Rapid Transit (BRT) line, throughout Wauwatosa. MCTS also 
provides the Transit Plus paratransit service. Transit Plus 
paratransit service provides door-to-door, shared ride public 
transportation to people who can’t use the fixed route bus 
system all or some of the time due to temporary or permanent 
disability. Transit Plus is available year-round with comparable 
operating hours to MCTS buses and has a service area that 
covers all of Milwaukee County. Most MCTS routes pass north/
south or east/west through the City, but Routes 21, 22, and 
66 have a terminus at Mayfair Mall. Most bus stops feature 
updated signage for their specific routes but lack arrival 
information or bus shelters. The Connect 1 BRT line runs 
east/west along Wisconsin Avenue and passes through the 
Milwaukee Regional Medical Center to its western terminus at 
the Watertown Plank Park and Ride. MCTS and WisDOT are 
exploring options for bus-only lanes along Blue Mound Road, 
which could accommodate new BRT lines. During a subarea 
charrette, community members expressed appreciation for the 
presence of MCTS buses but wished each stop had shelters 
with benches and routes had increased frequencies.

Promote Transit Access
Coordinate with MCTS to promote accessible transit 
infrastructure and services. Many MCTS shelters are not fully 
accessible to riders with disabilities. In some locations, the 
condition of pavement on sidewalks and/or bus stop pads is 
insufficient for mobility equipment. Therefore, disabled riders 
without access to regular bus routes must schedule paratransit 
services. Traveling north to south is especially difficult due to 
fewer direct routes compared to those going east/west. To help 
improve transit accessibility, the City should continue to maintain 
all sidewalks and multi-use paths to ensure transit shelters are 
accessible to users of all abilities. The City should also work with 
MCTS to ensure all bus stops are ADA accessible.

Align Transit Options with Employment
Advocate for current and future transit offerings align with 
major employment centers. Many of the City’s employment 
locations are along principal arterials such as North Avenue and 
Blue Mound Road. Portions of North Avenue have bus stops for 
Bus Routes 21 and 22, and Blue Mound Road has facilities for 
the Connect 1 BRT and the Waukesha Metro Route 1. However, 
the potential of the bus routes is not fully realized, and a lack 
of shelters or real-time bus signage at shelters reduces the 
chances of employees using the system. Feedback garnered 
through public engagement revealed that the bus lines should 
be extended along the corridor as several major destinations, 
such as the Milwaukee County Zoo, and employers are not 
currently accessible via MCTS. Future commercial development 
along the City’s major corridors may exacerbate traffic, so transit 
infrastructure should be installed ahead of future demand. The 
City should work with MCTS to increase bus frequencies on 
current routes through Wauwatosa and provide rider information 
and shelter infrastructure to all stops within the City. In addition, 
the City should work with MCTS to plan extensions to current 
routes or future routes along its major commercial corridors to 
provide transit options to future developments. 

Potential Passenger Rail Service
Explore possibilities for returning passenger rail service to 
Wauwatosa. In 1851, Wauwatosa was the western terminus of 
Wisconsin’s first railroad line. Passenger rail service continued 
until the 1970s, with trains such as the Cannonball stopping in 
the City. Today, Amtrak’s Borealis and Empire Builder trains pass 
by, but do not stop in, Wauwatosa on the CPKC tracks adjacent 
to the Village center. In 1998, Amtrak’s Hiawatha service was 
extended west to Watertown, WI with an intermediate stop in 
Wauwatosa, but this service ended in the same year due to 
a lack of funding and push back from CPKC. Several studies 
have been conducted by both the Minnesota Department 
of Transportation (MnDOT) and WisDOT to determine the 
feasibility of new rail service between Wisconsin and Minnesota 
involving stops in Wauwatosa, but all prior conclusions did not 
include Wauwatosa as a viable stop. The unprecedented level 
of funding given to Amtrak by the Infrastructure Investment 
and Jobs Act (IIJA) resulted in a concerted effort to explore 
new Amtrak services across Wisconsin and the Midwest 
region. Given the City’s location along an existing rail corridor 
with substantial passenger service and the presence of 
infrastructure that accommodated the 1998 station, it would not 
be impossible for future rail services to return. The City should 
work with Amtrak and WisDOT to determine the feasibility 
of returning rail service to Wauwatosa and identify potential 
locations for a train station with considerations for accessible 
facilities, bicycle and pedestrian connections, and potential 
transit-oriented development. 
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Active Transportation 
Active transportation focuses on biking and walking to 
reach a destination. Active transportation provides health 
benefits for the individual as well as environmental benefits 
for the whole community. According to the 2022 American 
Community Survey, 2.3% of Wauwatosa residents walked to 
work and 0.6% used a bicycle. However, this statistic does 
not include non-work-related trips. Wauwatosa residents 
have complex daily travel patterns that include trips to school, 
parks, shopping areas, and visits to friends and family. Many 
of these trips require a travel distance of three miles or less. 
As such, many can be encouraged to use active transportation 
to replace vehicle trips if safe and comfortable walking and 
biking infrastructure is provided. The 2014 Bicycle & Pedestrian 
Facilities Plan recommended the City of Wauwatosa should 
seek to shift many of these short trips to active modes to 
reduce vehicle traffic and emissions and improve neighborhood 
livability.

Sidewalks and Trails
Encourage travel by walking by improving the current 
sidewalk and trail network. Much of Wauwatosa’s 
development occurred during the first half of the 20th century. 
As such, the neighborhoods around the Village core exhibit 
elements of the time, such as a tight grid and sidewalks on 
both sides of the street. The City’s newer neighborhoods, most 
of them west of North Mayfair Road (Wisconsin Highway 100) 
were built during the rising popularity of the car and many do 
not have sidewalks. North Mayfair Road (Wisconsin Highway 
100), and the major arterials that connect to it, such as North 
Avenue or Blue Mound Road (U.S. Highway 18), are major 
thoroughfares for automobile traffic with wide rights-of-way 
and high vehicle speeds. 

Feedback from public outreach indicated that these streets 
are dangerous for pedestrians due to high vehicle speeds 
and long pedestrian crossings. To improve pedestrian safety 
and comfort, the City should identify streets that could 
benefit from new sidewalks and improve major corridors with 
wider sidewalks or buffers between the street and sidewalk. 
Providing safe and comfortable pedestrian infrastructure will 
help encourage residents to choose walking for short trips, 
instead of driving. 

The Oak Leaf Trail and Hank Aaron Trail are two multi-use trails 
that pass-through Wauwatosa. In addition to their recreational 
benefits, the trails provide additional options for pedestrians 
to get around the City. To boost travel by these trails, the City 
should increase the number of connections between the 
trail and residential neighborhoods and commercial areas. In 
addition, the City should explore opportunities for expanding 
the trail system, where feasible.

Micromobility
The City should continue to encourage micromobility options 
and ensure organized parking and safe facilities are available 
for users. Micromobility, including shared micromobility, is a 
popular and rapidly growing form of transportation. According 
to the National Association of City Transportation Officials 
(NACTO), nearly 900 million trips have been taken on shared 
bikes and scooters in the U.S. and Canada since 2010. In 2023, 
the U.S. saw 133 million users. 

Wauwatosa contains a shared-bike network operated by Bublr 
and dockless e-scooters run by Lime and Bird. Bublr stations 
can be found on Bublr’s website or its app. Lime and Birds 
scooters can be found on their respective apps. Lime maintains 
parking areas and “no-go zones” to show users where scooters 
are most likely to be parked and where they cannot be ridden.

 These micromobility options have been in the community for 
at least six years and prove to be popular. Users will typically 
ride on bicycle facilities, if they are available. The ease of use 
of these systems makes them popular alternatives for those 
who want to get to a destination quickly with relying on a car. 
Most e-scooters can be stopped anywhere whereas the Bublr 
bikes must be stored at a Bublr docking station. Often, systems 
without official docks or stations leads to scooters blocking 
a sidewalk or other public rights-of-way. The City should 
continue working with micromobility providers to ensure bikes 
and scooters are stored in proper locations and the systems 
remain a benefit to the community. Finally, the City should 
ensure current and future bicycle facilities can accommodate 
micromobility options and give users a safe space to ride. 

When the City updates its 2014 Bike and Pedestrian Facilities 
Plan, it should ensure micromobility options are considered. 
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Bikeways
A Tiered Approach to 
New Bikeways 
A tiered approach was created to identify Wauwatosa streets 
that could support one and three tiers of bikeway. These 
tiers offer a range of options, from comfortable and easily 
implementable Neighborhood Greenways to high-investment, 
high-safety Tier 3 Bikeways. This analysis and framework does 
not require a one-size-fits-all approach. The City can prioritize 
improvements based on existing conditions, traffic volumes, 
and community needs. This framework lays the groundwork 
for a more detailed bike master plan that can guide future 
investments in biking infrastructure.

Current and planned bike routes were analyzed using the City’s 
2014 Bike and Pedestrian Facilities Plan and the SEWRPC’s 
Vision 2050 Regional Land Use and Transportation Plan. The 
result is an updated bikeway framework centered on designated 
bike lanes, factoring in edge-of-pavement widths, existing 
infrastructure, and roadway jurisdictions. Shared-lane bike 
markings, otherwise known as “sharrows,” were not included in 
this analysis due to the safety risk they pose for bicyclists and 
not included in any of the following recommendations. Several 
routes were also included due to community feedback and 
making necessary connections to fill in gaps throughout the 
bikeway network. This analysis categorized recommended bike 
lanes as follows:

 • Conventional Bike Lane: Exclusive space on 
the side of the road for bicyclists designated 
by pavement markings and signage. 

 • Buffered Bike Lane: Exclusive space for bicyclists with 
additional buffer space between bicyclists and drivers 
typically designated by diagonal hatch or solid lines.

 • Protected Bike Lane: Dedicated space for 
bicyclists with physical separation from vehicles 
typically using concrete barriers or bollards. 

Based on the analysis of the framework, this study 
recommends specific locations for each type of category of 
bike lane. In addition, the findings of this analysis could be used 
to update the 2014 Bike & Pedestrian Plan, which should provide 
more detailed guidance on recommended bicycle infrastructure. 

Conventional Bike Lane

Buffered Bike Lane

Protected Bike Lane
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Conventional
Bike Lane

Parking Aisle

Travel Lane

Sidewalk

Sidewalk

Sidewalk

*These typologies are 
generic and 

include maximum edge 
of pavement widths. 

Travel Lane

Travel Lane

Buffered
Bike Lane

Protected
Bike Lane

36’-45’*

52’-65’

80’-100’

Tier 1 Bikeway

Tier 2 Bikeway

Tier 3 Bikeway

Neighborhood Greenways 
Neighborhood Greenways are characterized by their low traffic 
volumes and speeds, featuring an edge-of-pavement width 
between 24’ to 30’. While this cannot support a conventional 
bike lane, other strategies should be implemented such as 
intersection and mid-block bump outs, speed humps, and 
comprehensive wayfinding signage to enhance the safety and 
comfort of bicyclists.

Tier 1 Bikeway 
Tier 1 Bikeways are characterized by low to medium traffic 
volumes and speeds, featuring an edge-of-pavement width 
between 36’ to 45’. With this width, a roadway can begin 
to support a conventional bike lane and, in some cases, a 
parking aisle. This tier represents the lowest level of effort 
for establishing on-street bike accommodations, easily 
implementable with paint or thermoplastic markings to 
delineate space between cars and bicyclists. 

Tier 2 Bikeway 
Tier 2 bikeways are characterized by higher levels of traffic and 
speeds, featuring an edge-of-pavement between 52’ to 65’. This 
tier can accommodate a buffered bike lane, or protected bike lane 
on higher traffic streets, to provide necessary safety for bicyclists. 

Tier 3 Bikeway
Tier 3 bikeways are characterized by high volumes of traffic 
and speeds that pose a substantial risk for bicyclists. Tier 3 
bikeways typically have an edge of pavement between 80’ to 
100’ but in some cases may extend beyond these bounds. 
While more difficult to implement, protected bike lanes are 
solely recommended for this tier. It is important to note that 
several routes identified with this tier are maintained by other 
jurisdictions such as Milwaukee County and the Wisconsin 
Department of Transportation and will require additional 
coordination and approvals.

Note: the exhibits shown on this page are conceptual and serve 
as examples only. Actual intersection and bikeway designs may 
deviate from the exhibits based on site conditions. 

67Transportation
Tosa Tomorrow 2045 Comprehensive Plan DRAFT

FOR PUBLIC REVIEW
12/18/2024 91



No Stopping/
No Standing Zone

Pedestrian Islands

Corner Islands Bike Queue
Area

Ladder Crosswalk

Bump Outs/
Curb Extensions

Protected Intersection

Intersection Mid-Block

Typical Bump OutsRaised Bike Lanes or Cycle Tracks
The three bikeway tiers are the focus of this approach due to 
their relative ease and low cost of installation within a road’s 
edge-of-pavement width. Infrastructure such as raised bike 
lanes or off-street cycle tracks should not be discounted, 
however. A raised bike lane is nominally within a street’s edge-of-
pavement width but acts as a sidewalk for bicyclists since the 
level of the bike lane is higher than that of the road. Some raised 
bike lanes match the height of adjacent sidewalks, while others 
give cyclists a height between that of the road and sidewalk. 
Off-street cycle tracks are physically separated from roadways 
and often run alongside a right-of-way’s sidewalk. Though the 
cost of installation is higher, and the length of construction 
typically takes longer, they offer bicyclists the highest level of 
protection and sense of comfort. Wauwatosa should consider 
these options if the standard Bikeway facilities of this analysis is 
determined to be inadequate for a given street. 

Jurisdiction
Several roadways within this analysis lie outside of the City’s 
jurisdiction and would require the City to coordinate and 
advocate for necessary bikeway infrastructure improvements 
with County and State officials. Due to the nature of these 
routes and their inclination to support higher volumes of traffic, 
these bikeways should only feature protected bike lanes.

Bikeway Design Strategies
Intersections and turning vehicles present a specific risk 
to people on bikes. The City should continue to design and 
implement safer intersections and crossings to reduce the 
risk of collisions and provide more comfort to the overall 
bike network. Design considerations such as corner speed 
bump wedges and centerline curb elements can reduce the 
speed of turning vehicles and shorten the bicyclist and driver 
conflict zone. Overall, ensuring a clear approach sightline and 
increasing bicyclist visibility is essential to creating a safer 
bicyclist and pedestrian environment. 
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Signage
Continue�implementing�and�expanding�bicycle�wayfinding�
with clear, consistent signage and pavement markings 
to help guide bicyclists across the City. The wayfinding 
system can support directing bicyclists to key commercial 
areas, schools, and other community facilities and gathering 
spaces. The signage would also visually indicate to drivers that 
bicyclists are traveling along a specific route. The City currently 
provides signage for its greenways and it could utilize such 
signage for all future bicycle facility projects.

Bicycle wayfinding signage should be located near 
intersections and other key locations, familiarizing bicyclists 
with their surrounding area and efficiently guiding them through 
the network. A successfully implemented wayfinding system 
would promote cycling in Wauwatosa through unique and 
consistent designs throughout the City.

The Village 2
Mayfair Mall 5

Neighborhood
Greenway

City Hall 5

Hart Park 3

Village

BIKEWAY

Medical Center
County Zoo
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Signaling
Consider�implementing�bike-specific�signaling�and�explore�
changing signal timings to improve safety for bicyclists 
and pedestrians. On high speed and/or high traffic streets, 
organizing the progression of cars, pedestrians, and bicycles 
through an intersection is essential for safety and efficiency. 
Most intersections contain hanging traffic lights for vehicles and 
bicyclists and crosswalk signals for pedestrians. The sequence 
of these signals is often determined by a set timer or impacted 
by the push of a button or a detection coil. Ultimately, almost all 
the traffic signals in Wauwatosa are designed to emphasize the 
movement of cars leading to dangerous interactions between 
vehicles and cyclists. 

Consideration should be given to installing dedicated bicycle 
signals, where appropriate, that work in conjunction with the 
other signals of the intersection. This signal can be worked into 
the light sequence of the intersections to ensure cyclists are 
given adequate time and space to travel. Several options are 
available, such as leading bike intervals (LBIs), bike scrambles, 
or fully protected bike signals. The City could also consider 
installing fully smart signalization that detects the volume of 
different traffic modes and changes signals accordingly or 
identify bike corridors that could utilize “green wave” signalization 
that gives cyclists a constant wave of green lights if cyclists 
maintain a constant, safe speed. 
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Utilities, infrastructure, and community facilities 
provide the backbone for all development within 
a City. Community facilities come in many forms 
serving various purposes. Some, like city services, 
focus on daily government operations – permitting, 
water distribution, wastewater conveyance, and 
public safety to name a few. Others, like libraries, 
schools and hospitals, promote education and 
community health.

This chapter summarizes the main issues and 
opportunities identified during outreach and 
engagement efforts, provides an inventory of 
the governmental and community facilities 
serving the City, and includes recommendations 
for improvements to buildings, infrastructure, 
services, and programs. As the chapter does not 
replace the plans of other agencies, or the more 
detailed planning done by the City and its service 
providers, intergovernmental cooperation and 
communication will be key components to some of 
the recommendations.  

08
UTILITIES, 
INFRASTRUCTURE, 
AND COMMUNITY 
FACILITIES

72 Utilities, Infrastructure, and Community Facilities
Tosa Tomorrow 2045 Comprehensive PlanDRAFT

FOR PUBLIC REVIEW
12/18/2024 96



Outreach Takeaways 

Outreach feedback received during the planning process 
revealed key issues and projects from resident, government, 
and community service provider perspectives. Maintaining 
cooperation and effective partnerships with the School 
District were emphasized to ensure service coordination and 
to attract new residents. Another concern that arose from 
outreach efforts related to infrastructure capacity. Specifically, 
respondents expressed the need to ensure adequate water and 
sanitary sewer systems support future demand.

Community services, particularly those targeted toward youth 
and seniors, were highlighted as important for maintaining 
an accessible and diverse community. Expanding youth and 
senior centers, exploring the possibility of creating a central 
community center, upgrading existing senior facilities, and 
extending the hours of community facilities like the library 
were supported priorities for enhancing social engagement. 
In addition, there was broad support for improving health and 
wellness programs and expanding public safety resources and 
facilities to improve services to residents. 

Community Services 
Each resident of Wauwatosa benefits from several City and 
community services. City services are at the forefront of 
providing and maintaining a safe, attractive, and desirable place 
to live and operate a business. The City is responsible for a 
variety of services such as law enforcement, fire protection, 
public health, development, and public works services. 
Community services include the City’s public and private 
schools, medical centers, places of worship, social service 
organizations, and more. 

Although Wauwatosa is landlocked and built out, the City 
should continue to plan for and invest in maintenance and 
upgrades to community services and facilities to meet future 
resident, business, and other community stakeholder or 
redevelopment needs. 

City Governance
Wauwatosa follows a Mayor-Council form of government, 
where the 17 elected officials of the Common Council make 
policy decisions and set City-wide priorities. Officials serving 
on the Common Council currently include two Alderpersons 
from each of the City’s eight districts and the Mayor. This 
composition is set to change in 2026 in response to a voter 
referendum approving a reduction of the Council to 12 
members, not including the Mayor. As such, there will be 12 
districts, with one Alderperson per district. Approved term limits 
as part of the voter referendum will restrict Alderpersons to 
serving a maximum of two consecutive four-year terms.

Police
The Wauwatosa Police Department consists of 91 sworn 
officers and 33 civilian staff members, and operates through 
three main divisions: Patrol, Administrative, and Support 
Services. The department also offers community programs 
including Bicycle Safety and Registration, Medicine Collection, 
Neighborhood Block Watch, Block Parties, and Tosa’s Night 
Out. The Wauwatosa Police Department has improved 
resource allocation and public safety by utilizing crime data 
analysis and license plate readers. The Department hires and 
trains part-time Community Service Officers to effectively 
manage non-emergency needs like traffic and ordinance 
violations, contributing to a safe and peaceful environment.

Fire
With over 103 staff members in three stations throughout 
the City, the Wauwatosa Fire Department delivers essential 
public safety services, including fire protection, emergency 
medical response, rescue operations, education, and 
disaster management. In addition to its core responsibilities, 
the Department actively engages the community through 
outreach programs, such as smoke detector installations, 
fire inspections, fire station tours, block parties, and school 
presentations. 
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Schools and Education
The Wauwatosa School District serves approximately 6,900 
students across 16 schools, including 11 elementary schools 
(including a Montessori and a STEM school), two middle 
schools, two high schools, and the Wauwatosa Virtual 
Academy. 

Wauwatosa is home to several private and parochial 
schools, Bryant & Stratton College, the Medical College of 
Wisconsin, and the Wisconsin Lutheran College. In addition, 
there are several satellite research facilities for University of 
Wisconsin (UW) - Milwaukee, Carroll University, and Concordia 
University Wisconsin. Milwaukee Area Technical College 
and other regional colleges close to the City offer programs 
for students to earn associate degrees, technical diplomas, 
and certifications. These institutions of higher learning and 
adult education serve both the educational and workforce 
development needs of the community.

Library
The Wauwatosa Public Library serves as a shared resource for 
the community’s education, recreation, and business needs. 
The library lends much more than books, including movies, 
music, passes for area museums and attractions, science kits, 
art prints, and more. The library offers programming for all 
ages, from story times for toddlers to teen activities to lectures 
and book clubs for adults. Librarians provide expert assistance 
with research, technology support, and guidance for finding 
the perfect book to read. The library’s meeting and conference 
rooms, study rooms, and collaborate work areas are used by 
the community to connect and create with each other. The 
library offers access to technology including PCs and laptops, 
and has a public art gallery for community use. 

The Wauwatosa Public Library is consistently one of the 
top performing libraries in the state, with over 1,000 visitors 
each day and over three-quarters of a million items checked 
out each year. The library benefits from the support of the 
Wauwatosa Public Library Foundation, which raises funds to 
enhance its programs and services.

Health and Medical Facilities
Wauwatosa benefits from a top-rated healthcare network 
supported by the Wauwatosa Health Department and the 
Milwaukee Regional Medical Center. The Health Department 
provides a range of programs and services to protect and 
promote community well-being. Public health nursing 
addresses communicable disease prevention, immunizations, 
and reproductive health, while environmental health focuses 
on mitigating human health hazards and inspecting licensed 
establishments, including restaurants, hotels, and pools. The 
Health Department also supports community health initiatives 
related to mental health, substance use, housing, and older 
adult services.

The Milwaukee Regional Medical Center is a consortium 
of leading healthcare institutions that have a primary role 
in providing comprehensive care to the community. This 
consortium includes prominent institutions such as Children’s 
Wisconsin, Froedtert Hospital, and The Medical College of 
Wisconsin. Collectively, these institutions serve approximately 
56,000 inpatients and 2.7 million outpatients annually, offering 
a wide range of specialized medical services and advanced 
treatment options. The Medical Center is not only a key 
healthcare provider but also a major hub for medical research, 
education, and innovation, contributing significantly to the 
overall health and well-being of the region. The community’s 
medical needs are further served by several other outpatient 
clinics and urgent care facilities such as Ascension Hospital 
at 201 N Mayfair Road and Froedtert Bluemound Campus at 
10000 W Blue Mound Road.

Case Study
Skokie Public Library
The Skokie Public Library in Illinois developed a 
digital media lab to provide access for community 
members to create and share their design projects 
that involve video, music, and photography. Commu-
nity members have access to the lab’s computers 
with editing software, cameras, camcorders, 
microphones, and musical keyboards. The Skokie 
Public Library’s digital media lab also includes a 
green wall for special effects in video projects. 
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Tourism/Discover Wauwatosa
Wauwatosa’s events, hotel accommodations, restaurants, 
attractions, and local activities are promoted through the 
City’s Discover Wauwatosa tourism organization. Visitors 
can download a travel brochure, sign up for the e-newsletter, 
explore curated travel itineraries for various interests, and 
learn about all of the events and offerings in Wauwatosa from 
the tourism website. Discover Wauwatosa is funded entirely 
through hotel/motel tax revenues.

Public Works Department
The Wauwatosa Public Works Department is responsible for 
the maintenance and improvement of the City’s infrastructure 
and public properties. This includes garbage and recycling 
collection, street and sewer maintenance, water main upkeep, 
streetlight and traffic signal management, tree planting and 
pruning, landscaping, and operation of the resident Drop Off 
Center. The department also provides engineering services to 
support City projects and infrastructure needs.

Water Services
Wauwatosa’s water supply is provided by Milwaukee Water 
Works, which handles the filtration, treatment, and pumping of 
water up to the City’s municipal boundaries. The Public Works 
Department operates and maintains four pumping stations, 
seven water storage reservoirs, and 203 miles of water mains.

Sewer Services
In addition to the operation and maintenance of water 
infrastructure, the Wauwatosa Public Works Department 
manages 153 miles of sanitary sewers; 131 miles of storm 
sewers; and 10,000 storm manholes, inlets, and catch 
basins. Wastewater treatment is provided by the Milwaukee 
Metropolitan Sewerage District, the regional government 
agency providing services to southeastern Wisconsin.

Invest in Aging Infrastructure 

Prioritize proactive maintenance and strategic upgrades to 
its water, sewer, and stormwater systems to provide future 
developments and redevelopments with reliable and durable 
infrastructure. Investing in aging infrastructure can significantly 
improve Wauwatosa’s long-term vitality and resilience. As 
the City adopts its annual budget for infrastructure and 
maintenance programs, the Comprehensive Plan and Capital 
Improvements Program should continue to be used to identify 
and prioritize water, sanitary sewer, and storm sewer network 
projects, focusing on replacing the oldest and most vulnerable 
segments first. In 2024, the federal Environmental Protection 
Agency (EPA) announced a Lead and Copper Improvements 
Plan which requires all water systems to replace lead service 
lines within 10 years. Federal funding for replacement projects 
is available through several sources such as the Bipartisan 
Infrastructure Law or Drinking Water State Revolving Funds. The 
City is currently developing a lead lateral replacement program 
to eliminate any lead piping encountered during water projects. `

 The City should continue to collaborate with the Milwaukee 
Metropolitan Sewerage District on the implementation of the 
Schoonmaker Creek Flood Management Project to reduce flood 
risks for several properties and improve resilience. Additionally, 
the Public Works Department should target new infrastructure 
investments in areas designated for increased density, such 
as the North Avenue Corridor and Blue Mound Road Corridor, 
ensuring that the City can accommodate future development. 
Innovations in technology, such as remote monitoring devices 
and software or green infrastructure solutions, should continue 
to be considered and incorporated, where feasible, into 
upgraded or expanded infrastructure projects. 
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Improving Access to 
Community Facilities 

As the needs of residents, businesses, and community 
members evolve, work to improve and modernize their public 
facilities to improve accessibility and support sustainable 
services. During outreach engagement, participants identified 
the need for upgrading the Civic Center, expanding the Library, 
developing a new community center or sports complex, and 
upgrading accessibility features. Investments in existing and 
new community facilities may allow for hiring additional staff, 
providing more flexible schedules, improving accessibility, 
and allocating resources to expand programs and services. 
In response to evolving community needs, the City should 
continue partnering with organizations like the School District 
and churches to identify underutilized or disused spaces for 
potential reuse for community programs or redevelopment 
opportunities. Some larger-scale potential proposals, such 
as upgrading the Civic Center or building a new community 
center, will require more dedicated planning efforts, financial 
considerations, and resources.

Extending Healthcare Services 

Continue to collaborate with existing medical facilities 
to enhance access to remote medical consultations and 
services, particularly in underserved neighborhoods. During 
outreach efforts, participants identified the City’s medical 
complexes as valuable community assets while highlighting 
the need for more health programs and wellness initiatives, 
specifically for mental health, youth, and to address social 
isolation. While the Health Department offers many programs 
to address these concerns, partnerships with Milwaukee 
County Health and Human Services and the Milwaukee 
Regional Medical Center can increase capacity and resources 
to address local needs and ensure access to high-quality 
healthcare services. Addressing social isolation may reach 
beyond traditional health resources through collaboration with 
the Library and senior service providers to create or expand 
programs, such as seniors reading to children or scheduling 
community events closer to senior living facilities. 

Maintaining Public Safety
Continue to invest resources to ensure a high level of 
public�safety,�including�fire�and�police�services�throughout�
the City. Providing a safe community was one of the top 
priorities identified during outreach and engagement. Both 
the Police Department and the Fire Department should 
continue to expand community outreach and communication 
efforts, and explore partnerships with the Health Department, 
neighborhood groups, and others to address identified 
community needs.

Strengthening Communications
Utilize diverse methods to communicate programs, 
policies, initiatives, and other information to the public 
and stakeholders in a clear, timely, and equitable manner. 
Wauwatosa strives to maintain excellent communication with 
the public and stakeholders. However, as part of the outreach 
process, participants identified City communication as an area 
for improvement. While updating the City’s websites and social 
media should continue to be the standard, it may be necessary 
to provide alternative or targeted communications to certain 
demographics. Mailed printed materials may be the preferred 
way that seniors obtain information, while mobile apps and 
emerging technologies may be the preferred methods for youth 
engagement. 

The City should identify the most efficient methods 
of communication to reach the intended audiences, 
understanding that multiple methods or tools may be required. 
The Health Department should explore options to expand 
outreach regarding health and wellness initiatives. Partnerships 
with neighborhood groups, the Library, other City departments, 
Milwaukee County, local businesses, religious institutions, the 
School District, and others can extend resources and provide 
additional opportunities to reach historically underrepresented 
or those experiencing social isolation. The City should also 
work to ensure web and digital accessibility across its 
communications networks.

Expanding Tourism 
Build up on existing tourism assets to attract new visitors and 
opportunities for expanded amenities. The outreach process 
for the plan established a general desire for and commitment 
to tourism as both a key component of the local economy and 
a way to improve quality of life. Wauwatosa has a wide variety 
of shopping, dining, events, and outdoor recreation options. 
However, large event spaces, museums, and theaters are 
missing from its tourism portfolio. The City should explore the 
feasibility of a conference center or other large event space 
to attract local and regional events to the area. Such an event 
space would ideally be located with convenient access to 
I-41 and transit, and where existing restaurants, hotels, and 
amenities exist or can be developed to serve the facility, like 
the Mayfair area. Opportunities to develop cultural spaces, like 
museums and performing arts centers or theaters, should be 
considered for key redevelopment sites. The City should also 
continue its partnership with VISIT Milwaukee, the region’s 
tourism organization, to promote and market Wauwatosa as a 
tourist destination to visitors. By augmenting existing efforts, 
Wauwatosa can expand the job market, welcome new and 
growing businesses, build tax base, and provide opportunities 
for residents and visitors to experience diverse perspectives 
and cultures. 
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Sustainability  and 
Climate Resilience
Continue�enhancing�energy�efficiency,�expanding�renewable�
energy sources, and collaborating with private, governmental, 
and regional partners to further strengthen its environmental 
resilience. The City is committed to sustainability and has 
already adopted several key initiatives setting ambitious 
energy goals, reducing municipal emissions, and achieving 
municipal and community carbon neutrality by 2050. The City 
has incorporated other efforts including the installation of 
solar panels on public buildings and the ongoing conversion 
of streetlights to energy-efficient LED fixtures. In addition to 
these efforts, the City is also focused on enhancing green 
infrastructure, managing stormwater and reducing flooding 
risks. 

The City should continue to implement and expand programs 
focused on energy efficiency, renewable energy sources, 
and sustainability measures. To achieve this, the City should 
continue to collaborate with private, governmental, and regional 
partners to further strengthen its environmental resilience. 
In the long term, the City should work to develop its future 
Sustainability and Climate Adaptation Plan. Along with this, 
the City can continue to work with the City of Milwaukee and 
Milwaukee County while the Milwaukee County Climate Action 
2050 Plan is drafted. Once adopted, the City should review the 
document for potentially applicable practices and strategies 
that could be applied throughout Wauwatosa. 

Implement Sustainable Practices
Focus on identifying and prioritizing areas where green 
infrastructure can be integrated into both existing and future 
developments to implement sustainable practices effectively. 
The City should implement streetscape improvements that 
incorporate sustainable design elements, such as increased 
tree canopy coverage, native plantings, permeable pavements, 
and bioswales to manage stormwater runoff, reduce urban 
heat island effects, and enhance both air quality and aesthetics. 

The City should support the growing demand for electric 
vehicles (EVs), establishing a network of EV charging stations 
in high-traffic areas, public parking lots, and new developments. 
Updating the zoning code to require EV charging stations in 
new commercial and multifamily developments, and requiring 
new developments or redevelopments to incorporate green 
infrastructure and low-impact design, will help to meet the 
City’s sustainability goals and make Wauwatosa more resilient.

Planning Consideration
PFAS
Per-�and�polyfluoroalkyl�substances,�otherwise�known�as�
PFAS, are widely used, long lasting chemicals that break 
down�very�slowly�over�time.�Several�scientific�studies�
have shown that exposure to some PFAS in the environ-
ment may be linked to harmful health effects in humans 
and animals. The Environmental Protection Agency and 
Wisconsin DNR provide various resources and tools for 
communities to take steps towards reducing and elimi-
nating PFAS. While Wauwatosa currently has a low rate of 
PFAS contamination, the City should continue to monitor 
and work proactively to not allow levels to increase 
and completely eliminate PFAS from the community. 
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Collaboration
Collaborate with neighboring cities and regional 
organizations to continue and enhance its environmental 
efforts, leveraging shared resources to address climate 
challenges more effectively. Partnering with regional 
government bodies and nearby cities will help drive the 
development of green infrastructure projects by leveraging 
shared resources to tackle environmental challenges 
more effectively. Wauwatosa works closely with the City 
of Milwaukee on shared climate goals and extending this 
collaboration to other cities and regional governments can 
help the City achieve its goals. Collaborating with Milwaukee 
County’s Office of Sustainability can further the adoption of 
electric vehicles in the City’s fleet where feasible. The City 
should consider engaging with non-profit organizations and 
the private sector to fund and promote sustainability programs 
and energy efficiency retrofits for low-income housing. These 
collaborative efforts will enable Wauwatosa to implement 
sustainable practices effectively, positioning the City as a 
regional leader in environmental stewardship.

Planning Considerations
Intergovernmental Partnerships
Partnering with the City of Milwaukee’s Environmental 
Collaboration�Office�or�Milwaukee�County’s�Office�of�
Sustainability can help Wauwatosa enhance environ-
mental stewardship in its operations, infrastructure, and 
services, thereby improving community equity, health, 
and resilience. Wauwatosa can use the programs and 
services�of�the�Milwaukee�County�Office�of�Sustain-
ability to explore collaborative opportunities for energy 
efficiency�programs,�green�infrastructure�initiatives,�
and�vehicle�electrification�strategies.�The�site�offers�
tools like the Energy Dashboard for monitoring emis-
sions, outlines sustainability practices such as waste 
reduction, and highlights partnerships for funding and 
implementing sustainable projects, such as the PACE 
program for commercial energy improvements.
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Throughout Wauwatosa, a system of parks and open 
spaces provide residents with accessible spaces 
to gather, socialize, and play. Underwood Creek, 
Honey Creek, and the Menomonee River provide a 
continuous network of natural riparian areas that 
accommodate wildlife and residents alike. The Parks, 
Open Space, and Natural Resources chapter offers 
strategies to ensure that these areas remain well 
utilized, prized assets of the community. This chapter 
identifies policies and recommendations to support 
the preservation of green spaces in the community 
and encourage recreational areas for residents.  

09
PARKS, OPEN 
SPACE, AND 
NATURAL AREAS
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City Growth Context
Due to Wauwatosa’s landlocked nature, there is limited space 
available for the development of new parks or recreational 
areas. Given that the City’s population is forecasted to reach 
approximately 52,400 by 2040, the development of any 
available land will need to be done strategically. According to 
the 2017 Active Tosa Plan, the combined acreage of park land 
managed by the City of Wauwatosa, Milwaukee County, and 
the Wauwatosa School District provide 23.62 acres of parkland 
per 1,000 residents, which is higher than the national average 
of 10.6 acres of parkland per 1,000 residents, according to 
the National Recreation and Park Association. However, this 
ratio will decrease if population growth is not matched by park 
development. The City should aim to accommodate any future 
growth by upgrading current facilities or developing new ones. 

Outreach Key 
Takeaways
Throughout outreach and engagement opportunities, residents 
and community stakeholders consistently listed the City’s 
current parks, open spaces, and natural areas as a strength. 
However, due to the current pace of development, many 
stakeholders were concerned that current facilities would not 
be able to support future growth. Potential strategies identified 
by outreach participants for accommodating growth included 
the reservation of current open space for future parkland, the 
creation of new parks, and the creation of new recreational 
facilities and programs for residents of all ages. In addition to 
more recreational spaces and facilities overall, stakeholders 
listed access to these parks and natural areas as a top priority. 
Ultimately, residents and stakeholders value the City’s parks 
and natural areas but believe improvements can and should be 
made to enhance current facilities and ensure their suitability in 
the future. 
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Parks and Open Space  
The City of Wauwatosa has a vibrant network of parks and open 
space spanning approximately 1,400 acres. The Department 
of Public Works operates and maintains 36.6 acres of parkland 
under Wauwatosa’s jurisdiction while other administrators, 
including the Wauwatosa School District and Milwaukee County 
Parks, manage the remaining parks, community facilities, and 
open spaces. The system encompasses a multitude of different 
recreation areas, including neighborhood parks, pocket parks, 
urban plazas, and multi-use trails with diverse amenities aimed 
at promoting active outdoor activities and passive recreation for 
the community. 

Ensure Access to Recreation
Ensure all parks and open spaces are accessible to 
pedestrians, cyclists, and other transportation methods. The 
City of Wauwatosa operates six main parks including Hart 
Park, Hartung Park (jointly maintained with City of Milwaukee), 
Pocket Park, Root Common, Webster Park, the 69th Street 
Pedestrian Plaza, and the soon to be completed Firefly Grove 
Park. These parks include athletic fields and facilities, concert 
stages, and multi-use trails for bicycling and walking, among 
many other amenities. 

An analysis of the distribution of City- and County-operated 
parks and recreational open spaces shows that approximately 
67% of residential parcels within the City limits are within a park 
service area. The analysis includes access to parks in proximity 
to the City’s boundary, such as Lindsay Park and Cooper 
Park, but does not include recreational facilities operated 
and maintained by the Wauwatosa School District since their 
recreational facilities are typically limited to playgrounds 
for children. The service area is determined by a 10-minute 
walk from the formal entrances of each park. As such, some 
residential parcels may be within a 10-minute walk of certain 
parts of a park but not the park’s formal entrance.

Increasing the percentage of residential parcels in the 10-minute 
walkshed of the City’s parks requires improvements to the 
transportation network and new access points at existing 
parks and/or the development of new parks or recreational 
areas amongst residential development. If and when funding 
for new parks becomes available, the City should focus their 
development on areas outside of the current parks service area. 

Mini Parks
Identify potential sites for mini parks, or other small-scale 
park interventions, to disperse recreational open space 
throughout residential neighborhoods. With nearly 17% of 
the City comprised of parkland and open spaces, Wauwatosa 
has excelled at preserving space for public recreation and 
natural habitat. A significant proportion of Wauwatosa’s 
neighborhoods are also within a 10-minute walk park service 
area, providing residents with easy access to these amenities. 
While these achievements deserve to be lauded, as a best 
practice, the City should continue to capitalize on opportunities 
as they arise to further extend amenities to ensure that all 
neighborhoods are within a 10-minute walk park service area. 

Since Wauwatosa is almost fully developed there is little land 
available for the development of new parks or recreational 
facilities. To increase the number of residents within a 
10-minute walk from a park, the City should acquire properties 
as they become available to develop smaller parks that could 
fit in underutilized portions of existing parcels or occupy open 
space of small parcels commonly found in the City’s denser 
neighborhoods. Such parks provide places of play or relaxation 
for residents nearby. This approach to development will help 
provide more equitable access to parks for residents. 

Informally known the “Triangle”, this uniquely shaped parcel 
located at 97th Street and Palmetto Avenue is utilized by the 
Tosa Heights Neighborhood Association for different public 
gatherings and socializing in the community. The neighborhood 
association utilizes this space to host events such as their 
Summer Cookout, Halloween Extravaganza, and Margaritaville 
featuring food, games, and activities that strengthen social ties 
in the community and enhance the quality of life for residents. 
This volunteer-based approach is a great example of promoting 
community development through small-scale, informal park 
interventions.
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New Playgrounds
Consider establishing new playgrounds to expand access 
during school hours. Wauwatosa contains a total of 23 
playgrounds throughout the City. At the time the plan was 
adopted, the 2017 Active Tosa Parks and Recreation Plan listed 
an inventory of 18 playgrounds. Approximately 55% of those 
playgrounds were owned by the Wauwatosa School District. 
During outreach, residents noted how when schools are in 
session, those playgrounds become off limits to non-students, 
limiting the service level of playgrounds. The City should 
identify potential locations in existing parks and properties that 
could accommodate new playgrounds. 

Planning and Maintaining Parks 
and Recreational Facilities
Continue park master planning efforts through the 
completion�of�a�Wauwatosa�specific�Park�and�Open�Space�
Plan as an addendum to the existing Active Tosa Plan. 
Utilize the Wauwatosa Park and Open Space Plan to plan 
for prioritization of new capital improvements as well as 
opportunities to enhance existing facilities. Continue to work 
with local and regional partners whenever possible to leverage 
all available parks and open spaces to serve Wauwatosa’s 
varied needs.

Milwaukee County Parks owns and operates numerous parks 
in or around Wauwatosa. These include the Milwaukee County 
Zoo, Hoyt Park, County Grounds Park, and others. Hoyt Park 
is also administered by the Friends of Hoyt Park & Pool, Inc. 
The City should continue to foster relationships with these 
groups and continuously engage with them to ensure the 
needs of current and future Wauwatosa residents are met, the 
maintenance of current park amenities is routinely conducted, 
and that new parks and/or facilities are properly constructed. 
Additionally, the City should consider the development of a 
Friends of Parks and Trails parent organization to oversee the 
various park groups that currently exist. This would give the 
City a better understanding of the condition of its parks and 
recreational facilities and where to focus resources. 

Case Study
Sunshine Park, Milwaukee
1407 W North Ave, Milwaukee, WI 53205 

Milwaukee’s Sunshine Park is an example of grass-
roots engagement and planning to coordinate 
the redevelopment of a vacant lot into a pocket 
park. The project required a collaborative effort 
between�the�City�staff,�non-profit�organizations,�and�
community leaders to orchestrate various funding 
sources and implement different amenities on site 
including fruit trees, boulders, a rain garden, and a 
gathering space. Projects such as Sunshine Park 
required the coordination of multiple parties and 
resources to effectively revitalize urban spaces. 

This project could serve as another example for similar 
collaborative efforts between neighborhood groups 
and the City of Wauwatosa to turn vacant parcels 
within neighborhoods into neighborhood parks. 
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Natural Resources 
Wauwatosa contains a variety of prized natural areas. A prime 
example is the Menomonee River Parkway, which offers vital 
riparian ecosystems and space for recreation and enjoyment. 
This section offers strategies to ensure that natural assets 
remain properly maintained and accessible to current and 
future residents. This section also explores opportunities for 
enhancing natural recreation options, increasing the City’s 
green infrastructure, and preserving sensitive natural areas. 

Menomonee River
Ensure that the Menomonee River and its riparian corridor 
are preserved, protected, and accessible for recreational 
uses. As one of the three primary rivers that meet in Milwaukee 
and empty into Lake Michigan, the Menomonee River and it 
surrounding watershed have long played an important role in 
the development of the region. Portions of the river have been 
heavily channelized and industrialized throughout history, but 
the section of the river that passes through Wauwatosa gives a 
glimpse of the river in its more natural setting. Ribbons of trees 
and grass line the riverbanks, and pockets of wetlands dot the 
course of the water channel. In addition to providing a home 
for fish, amphibians, birds, and other creatures, the river and its 
riparian zone offer a range of recreational activities. Walkers, 
bikers, and runners utilize trails along the river, while adjacent 
fields offer spaces for picnickers, sun bathers, and other park 
users. Due to the important functions the river corridor plays 
in Wauwatosa, it should be preserved for future use. The City 
should work with neighboring communities and local interest 
groups to preserve and improve the natural features and 
recreational amenities of the Menomonee River recreational 
corridor. 

Protect Surface and 
Groundwater Quality
Continue to protect the surface and groundwater quality 
from polluted runoff. Wauwatosa is surrounded by water. 
Underwood Creek and the Menomonee River flow through 
the City to Lake Michigan – a mere six miles away. This water 
eventually returns to the City as drinking water pumped from 
Lake Michigan by the Milwaukee Water Works. As such, it is 
imperative that Wauwatosa protects its open water sources 
and groundwater from pollution. 

Due to historic sources of pollution, Wauwatosa’s section of 
the Menomonee River falls within the Environmental Protection 
Agency’s (EPA) Milwaukee Estuary Area of Concern. Since 
1991, the Wisconsin Department of Natural Resources (DNR) 
has worked with local communities and partners to remediate 
polluted sections of the river and manage pollutants. The 
City should continue to work with the DNR and neighboring 
communities to preserve the Menomonee River’s channel 
and riparian zone and minimize the amount of polluted runoff 
entering the river. Reducing the impervious surfaces and 
planting more native plants and trees will slow the rate at which 
runoff occurs and increases the chance of rainwater being 
filtered into the ground. As such, the City should continue to 
seek to reduce impervious surfaces used on public land and 
incorporate native plants and street trees into streetscape 
design and site planning. The City should continue to 
encourage developers to incorporate stormwater management 
and green infrastructure where needed. 

According to the DNR, Wauwatosa’s water table depth varies 
from zero feet, beneath the Menomonee River, to greater than 
50 feet along the City’s northeastern border. Groundwater 
contamination is much more likely to occur in areas with a 
shallow water table depth. Contamination is often caused 
by high concentrations of chemicals entering the water table 
before natural filtration can remove them. This increases the 
chance that local wells will pump contaminated groundwater. 
The City should continue to ensure that sources of hazardous 
waste or chemicals are properly managed. Public parking 
facilities and roads should be properly designed to reduce 
potential pollution from engine oil or other vehicle debris. Lastly, 
the City should require proper waste storage and collection and 
ensure that all City facilities practice good pollution prevention 
and control. 
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Floodplains
Continue�implementing�flood�management�projects�and�
require�all�development�within�the�floodplain�to�comply�with�
State and Federal regulations. The City is subject to floodplain 
regulations that distinguish between the normal floodway and 
the flood fringe, also known as the 100-year flood plain, which 
has a 1 percent annual chance of flooding. The floodway, 
which includes the river channel and adjacent areas, carries 
fast-moving water and poses significant risks during floods. 
Conversely, the flood fringe encompasses areas outside the 
floodway, typically experiencing standing water during floods.

To manage these areas, the City adheres to a floodplain 
ordinance that aligns with FEMA and the Wisconsin 
Department of Natural Resources. Any development within 
the 100-year floodplain must obtain a Floodplain Development 
permit to ensure compliance with state and federal guidelines. 
Furthermore, under the National Flood Insurance Program 
(NFIP), any building improvements or repairs exceeding 50% of 
the building’s market value (excluding land) must meet current 
floodplain management standards. This requirement aims to 
enhance resilience and safety by ensuring that buildings are 
adequately fortified against flood risks. 

Wauwatosa is implementing flood management strategies, 
along the Menomonee River. An example is the Hart Park 
expansion to 50 acres as part of a $48 million initiative by 
the Milwaukee Metropolitan Sewerage District (MMSD). 
This expansion includes flood levees that temporarily hold 
floodwaters to protect homes and businesses during storms. 
Another effort is the Western Milwaukee Flood Management 
Project, Phase 2B, which extends an earthen levee along 
State Street and adds a new floodwall and storm sewers, 
significantly reducing flood risks during heavy rains. Moreover, 
The Honey Creek Channel project aims to slow flow during 
rains, naturalize and improve habitats along the creek, and 
restore 8,660 feet of the waterway with native plantings on 
Milwaukee County Parks property. 

Schoonmaker Creek  
Stormwater Management Plan
Schoonmaker Creek encompasses roughly 1,100 acres in 
the Wauwatosa and Milwaukee. While much of the original 
Schoonmaker Creek now flows underground through 
stormwater sewer systems, the watershed has experienced 
numerous heavy storm events resulting in flooding of streets, 
homes, and businesses. The City completed a comprehensive 
evaluation of flood mitigation options with the Common 
Council selecting the Alternative B option to implement. This 
option consists of a traditional storm sewer improvement with 
a large box culvert starting at Lloyd Street and following along 
Martha Washington Drive to discharge into the Menomonee 
River. The City will look to identify funding sources and 
coordinate with the Milwaukee Metropolitan Sewerage District 
to implement this project. 

Protect Wildlife Areas
When feasible, prioritize the protection of wildlife areas from 
future�development�and�preserve�their�natural�benefits.�
Wauwatosa’s riparian zones, wetlands, meadows, and forests 
support many species of mammals, birds, reptiles, fish, and 
plant species. Due to the community’s highly urbanized setting, 
the location of truly natural habitats for wildlife is limited. The 
Forest Exploration Center and County Grounds Park offer the 
largest unobstructed habitats in the City, while the courses of 
Underwood Creek and the Menomonee River provide sensitive 
riparian habitats. The presence of wildlife in these ecosystems 
is integral to their successful function. As such, these sites 
can provide spaces of natural beauty and education. The City 
should consider ways to identify and protect sensitive natural 
areas to ensure the natural cycles within their ecosystems can 
continue unobstructed. 
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Building off the core components of the 
Comprehensive Plan, detailed Corridor Plans have 
been developed for the western North Avenue 
and Blue Mound Road gateways into Wauwatosa. 
These corridor plans highlight key concepts and 
strategies for land use and priority redevelopment, 
transportation and mobility, access and connectivity, 
and other improvements to the overall character 
for these corridors. The plans provide more 
specific recommendations for these key areas of 
the City, building upon the general framework of 
the Comprehensive Plan to guide improvements, 
reinvestment, and redevelopment in each area 
including site-specific application of various planning 
strategies presented in the Plan. 

CORRIDOR PLANS
10
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The two priority corridors within Wauwatosa have been
identified by the City as part of the overall Comprehensive
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89Corridor Plans
Tosa Tomorrow 2045 Comprehensive Plan DRAFT

FOR PUBLIC REVIEW
12/18/2024 113



11
4t

h 
St12

0t
h 

St

11
6t

h 
St

Garfield Ave

11
8t

h 
St

M
enom

onee River Pkwy

N
 M

ay
fa

ir 
Rd

W North Ave
W North Ave

100

41

North Avenue Study Area
Western Gateway
Mayfair Road Area
Menomonee River Parkway

North Avenue Corridor Plan
The North Avenue Corridor is bound by the municipal boundary 
and the Menomonee River Parkway. This street serves as a 
major access point for the Mayfair Mall area and promotes 
various commercial and multifamily residential uses. The City’s 
work for this corridor during 2024 includes reconstruction of 
sidewalks and pavement as well as utility replacements such 
as water mains, sanitary sewer, storm sewer, traffic signals and 
street lighting improvements. Other significant construction 
includes tree planting restorations and installing a bike lane. 

Corridor Considerations
 • Encourage taller, mixed-used development 

with multiple amenities featuring places 
for people to gather and congregate. 

 • Facilitate pedestrian, bicycle, and transit improvements, 
making necessary north-south connections, bus rapid 
transit (BRT) connections, and additional multi-use 
paths that feature adequate transit shelters, benches, 
proper lighting, and artistic bicycle storage elements. 

 • Improve the comfort and safety of pedestrians with a 
potential pedestrian overpass over North Mayfair Road.

 • Incorporate sustainable elements such as electric 
vehicle charging stations into new development. 

 • Encourage redevelopment of aging structures 
and excessive surface parking lots with a 
coordinated design guidance for the corridor. 

 • Establish the Mayfair Mall area as a “Secondary 
Village Center” that incorporates walkable, 
mixed-use development and community 
gathering spaces for people to connect. 

 • Continue to expand the City’s existing North Avenue 
Mural District further west along North Avenue 
and enhance the overall corridor branding and 
aesthetic with coordinated lighting, landscaping 
improvements, and other placemaking elements. 

North Avenue Corridor Goal
The goal of the North Avenue Corridor Plan is to promote 
a vibrant, pedestrian-friendly, and commercially sustain-
able development alongside the neighborhood character. 
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Access Improvement
Consider more accessible 
pedestrian and multi-use pathway 
improvements, such as pedestrian 
overpasses, between different 
sections of the corridor.

Mixed-Use Development
Maximize redevelopment potential of underuti-
lized parcels by encouraging greatest allowable 
density and mix of uses, while implementing 
parking solutions such as shared, screened 
facilities or underground parking. 

Neighborhood Greenway
Utilize the Bicycle and Pedestrian 
Facilities Plan to expand and 
connect neighborhood greenways 
across the community.

Intersection Improvements
Continue to improve safety for pedestrians, 

bicyclists, and car users incorporating 
elements such as bump-outs, ADA-acces-

sible sidewalk ramps, crosswalk treatments, 
and pedestrian refuge islands. 

Expanding Park Access
Consider more accessible ways for 
the community to enter and utilize 

parks from the main corridor.

Streetscaping
Incorporate streetscaping elements such as 

decorative street lights, public art, wayfinding 
signage, and other elements to improve the 

appearance along the corridor.

MAYFAIR
AREA

This section of North Avenue serves as the gateway into Wauwatosa 
coming from Brookfield. The Western Gateway has predominantly devel-
oped to car-centric uses, especially along 124th Street where commer-
cial buildings are set back and feature large surface parking lots. This 
section features a unique neighborhood park with multiple baseball fields 
attached to the school district building. The primary concern highlighted 
by community members revolve around access for pedestrians and bicy-
clists, and a need to redevelop aging and underutilized properties. 

Improvement Framework
Western Gateway

Corridor Improvements
Catalyst Site

Priority Redevelopment Site

Multi-Use Route Connection

Landscaping Improvement

Intersection Improvement

Gateway Feature 

Curb Cut Elimination

Western Gateway

200 ft100 ft
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Mayfair Mall
Mayfair Mall’s large setback showcases unattractive 
surface parking lots.  The City should encourage outlot 
development closer to the property lines to showcase 
attractive buildings and architecture. Appropriate 
connections and gathering spaces should be developed 
between these outlot developments and the original 
mall area to maintain a pedestrian scale relation.  This 
improvement would provide additional space for retail, 
dining, entertainment, and other commercial and 
placemaking amenities, improving the appearance of 
the corridor.

Potential Multifamily Housing Opportunity
Consider opportunities to incorporate 

additional housing, placemaking elements, 
and/or other redevelopment opportunities to 

activate the space around the mall.

Potential Pedestrian Overpass
Consider installing a pedestrian overpass 

to provide a safe, grade-separated crossing 
for pedestrians and cyclists that reduces 

potential conflicts and wait times for drivers.  

Parking Requirements
Consider reducing parking 

minimums for new development to 
avoid excessive surface parking lots.

The Mayfair Road Area serves as a central hub for shopping, retail, 
entertainment, and a variety of other services. Mayfair Mall serves as an 
anchoring point for multiple other commercial sites and big-box stores. 
Recent construction along North Avenue incorporated a protected 
multi-use route, enhancing accessibility for pedestrians and bicyclists. 

Improvement Framework
Mayfair Road Area

Corridor Improvements
Catalyst Site

Priority Redevelopment Site

Multi-Use Route Connection

Landscaping Improvement

Intersection Improvement

Gateway Feature 

Curb Cut Elimination

Mayfair Road Area

200 ft100 ft
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Potential Placemaking Opportunity
Consider the redevelopment of 

underutilized surface parking lots for 
pedestrian scale, mixed-uses.

MAYFAIR 
AREA

Gateway Installation
Install signs or gateway features to 
announce the entry into the North 
Avenue Corridor and Menomonee 
River Parkway.

The eastern gateway to the North Avenue Corridor encompasses 
part of the Menomonee River Parkway and Hanson Park Golf Course. 
This section features a greater mix of residential properties, including 
single-family detached homes and multifamily apartments. Commercial 
uses in this section serve as transitional properties between the more 
intensive commercial uses in the Mayfair Corridor and surrounding 
residential neighborhoods. 

Improvement Framework
Menomonee River Parkway

Corridor Improvements
Catalyst Site

Priority Redevelopment Site

Multi-Use Route Connection

Landscaping Improvement

Intersection Improvement

Gateway Feature 

Curb Cut Elimination

Menomonee
River Parkway

200 ft100 ft
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Catalyst Sites
While multiple underutilized or vacant parcels and blocks 
have been identified as priority redevelopment opportunity 
sites for redevelopment, several key sites throughout 
these corridor plans have the potential, if redeveloped, to 
catalyze reinvestment. The identified properties and their 
associated recommendations should serve as a model 
or framework for future redevelopment throughout the 
corridors. Site by site considerations for maximum building 
height, design standards, parking configuration and need, 
pedestrian and bicycle connectivity and transitions into the 
surrounding neighborhoods should be considered to refine 
recommendations in a context specific manner. 

These catalyst site renderings and recommendations represent 
the preferred redevelopment scenarios at the time of the 
Comprehensive Plan’s adoption. They are not intended to be 
used as strict guidelines to follow but should rather be used 
as a starting point to outline preferred programming and 
community needs for property owners and developers. The 
City should remain open to other creative and unique proposals 
for redevelopment as they come out. Furthermore, the City 
should actively work with these parties to position these sites 
for redevelopment. 

Throughout the catalyst sites, multiple examples of local and 
regional development are used to provide real-world context 
to the renderings. These examples are intended to give a 
sense of architectural style to the buildings and what types 
of development patterns would be appropriate for these 
properties.

Planning Consideration
Anticipating Redevelopment
It is important to note that redevelopment may occur 
at�any�time�in�areas�not�identified�as�priority�rede-
velopment opportunity sites or catalyst sites. The 
recommendations and strategies in this section may 
require updates to the City’s zoning regulations to 
facilitate these desired development patterns. 
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Mixed-Use Development 
9125 W North Avenue
Wauwatosa, WI

Image Sourced from Google / 
Google Streetview

Buffered
Bike Lane

Existing Alley

Potential

PlazaGarage Parking
Entrance in Rear

North Avenue Corridor

North and 124th
The catalyst site at the intersection of North Avenue and 
124th Street presents a key opportunity to redevelop as a 
vibrant, commercial gateway. The site illustrates mixed-use 
development with ground floor commercial and upper floors 
being multifamily or additional office spaces. The west building 
is modeled off the mixed-use development at 9125 W North 
Avenue in Wauwatosa and features surface parking in the rear 
and interior of the block. The east building is modeled similarly 
with additional bulk to accommodate underground parking 
from the alley and a small surface parking lot. Both buildings 
include outdoor plaza space that could be used for amenities 
or outdoor seating. 

Catalyst Development Information
• Site: 12201, 12217, 12227, 12229, 12331 W North Avenue
• Lot Size: ~1.82 Acres
• Future Land Use: Community Commercial
• Current Zoning District: C2 - General Commercial
• Building Height: 60 feet

Local/Regional Example

Commercial

Multifamily
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Sundial Building 
15 W 37th St
Minneapolis, MN

Two-Way
Bike Path

Garage Parking
Entrance in Rear

Potential Facade and
Landscaping Improvements

Buffered
Bike Lane

Extend Alley
Through

North Avenue Corridor

116th Neighborhood Node
This catalyst site intends to focus on neighborhood scale 
commercial, multifamily, and mixed-use redevelopment 
between 115th Street and 117th Street along North Avenue. 
In this illustration, the northwest site would remain the same 
as the existing buildings are oriented towards the streetfront 
with parking located in the rear. Over time these existing 
buildings could benefit from necessary facade improvements. 
Other enhancements to the rear parking areas could improve 
the appearance and add visual buffers between adjacent 
residential areas. 

The remaining three blocks illustrate redevelopment opportuni-
ties for combinations and configurations of commercial, multi-
family, and mixed-use structures. The northeast block depicts 
two 12-unit multifamily buildings modeled off the Sundial 
Building in Minneapolis along with a typical commercial 
structure. The southwest block is modeled off the mixed use 
development at 9125 W North Avenue with a multifamily 
building rounding out the site. The southeast block is generally 
modeled off the Cornerstone Apartments at 4510 N. Oakland 
Ave in Shorewood. 

Parking is located towards the rear or interior of the block of 
new developments with access directed towards the alleys. 
The North Avenue and 116th Street intersection showcases 
protected bikeways along North Avenue and a two-way 
multi-use trail along 116th Street. 

Catalyst Development Information
• Site: 11500, 11501, 11515, 11520, 11521, 11525, 11601, 

11602, 11616, 11619, 11622, 11637 W North Avenue
• Lot Size: ~3.11 Acres
• Future Land Use: Mixed-Use
• Current Zoning District: C2 - General Commercial
• Building Height: 60 feet

Local/Regional Example

Commercial

Multifamily
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State Street Station 
7400 W State Street
Wauwatosa, WI

The North End
1551 N Water Street
Milwaukee, WI

Images Sourced from Google / 
Google Streetview

Garage Parking
Entrance

Rooftop Amenity
Space

Potential New
Parking Deck

Encourage removing slip lanes
and extend the protected bike 
paths across Mayfair Road

Extensive Landscaping
Buffer to Railroad

North Avenue Corridor

Mixed-Use at
North and Mayfair
This site features multiple large parking lots and car-oriented 
uses within a commercial intensive corridor. The northwest 
block contains a hotel which could be redeveloped into a 
mixed-use building. The proposed structure on the northwest 
block was generally modeled off the State Street Station in the 
Village at 7400 W State Street in Wauwatosa. The southeast 
block includes two mixed-use buildings with an attached 
parking deck and outdoor plaza space near the intersection 
and interior of the block. These proposed buildings on the 
southeast block were modeled off The North End development 
located at 1551 N Water Street in Milwaukee. 

The southwest block showcases a large-scale mixed-use 
development with multifamily located on the upper floors with 
amenity space above the mixed-use area. While this block has 
no prescribed height limit, the building could show an context 
appropriate 12-story building that aligns with the Renaissance 
hotel across the street. 

As a key element to the catalyst site, the Mayfair Road 
intersection is illustrated with protected bikeway intersection 
improvements notably removing the slip lanes. While the 
City does not have jurisdiction of this roadway, these improve-
ments are meant to highlight a best case scenario enabling 
realistic safety elements and supporting calmer traffic.

Catalyst Development Information
• Site: 2222,  2290,  2303, 2275, 10701 W North Avenue
• Lot Size: ~8.08 Acres
• Future Land Use: Regional and Corridor Commercial
• Current Zoning District: C2 - General Commercial 

(Mayfair Corridor Overlay)
• Building Height: 60 feet - Unlimited

Local/Regional Example

Commercial

Multifamily

Office
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Blue Mound Road Corridor Plan
The Blue Mound Road corridor is similarly bound by the 
municipal boundary but only extends to Interstate 41. The 
corridor promotes a rich history as it was originally used to 
connect Milwaukee and Dane County. Today, Blue Mound Road 
offers a variety of commercial, office, and a mix of residential 
uses. While the Milwaukee County Zoo is located beyond City 
limits, its presence and the jurisdiction of the roadway itself will 
influence the implementation of recommendations. Any new 
strategies and development impacting the right-of-way along 
this corridor will require coordination between the City and 
Milwaukee County. 

Corridor Considerations 
 • Encourage redevelopment that prioritizes pedestrian-

friendly environments for people to safely walk and bike 
along the corridor as well as gather and socialize. 

 • Incorporate attractive placemaking elements such 
as a definitive gateway signage, decorative lighting, 
planters, murals, and other streetscape elements that 
build on the branding identity of Blue Mound Road. 

 • Enhance active transportation along the corridor, 
establishing safe and protected bikeways, improve 
visibility of regional trails, and considering creative 
solutions such as a pedestrian bridge across Highway 
100 or a multi-use path along the Milwaukee County Zoo. 

 • Coordinate with MCTS to improve overall 
service including building quality bus shelters 
and benches, implementing better traffic 
signaling, and establishing dedicated lanes. 

 • Work with community organizations to host social 
events similar to TosaFest, Firefly Art Fair, and the 
Tosa Farmers Market to help activate the corridor.

Blue Mound Rd

Blue Mound Rd

Wisconsin Ave
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100

41

Blue Mound Road Study Area
Underwood Creek Parkway
County Zoo Corridor

Blue Mound Road Corridor Goal
Revitalize the corridor into a vibrant destination that 
encourages a mix of restaurants, small businesses, 
small-scale multifamily buildings, and other pedestri-
an-oriented�uses�integrated�in�a�unified�aesthetic.�
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Intersection Improvements
Continue to improve safety for pedestrians, 

bicyclists, and car users incorporating 
elements such as bump-outs, ADA-accessible 

sidewalk ramps, crosswalk treatments, and 
pedestrian refuge islands. 

Priority Redevelopment Sites
Intensify development in strategic 

locations to retrofit surface parking 
lots and under-performing businesses.

Mixed-Use Development
Support redevelopment that incorporates 
multifamily housing, preferably with 
mixed-use stacked vertically, and activates 
the ground floor.

COUNTY ZOO
CORRIDOR

Residential Screening 
Coordinate with property owners to 
screen open parking lots adjacent to 
residential buildings.

This section also serves as a gateway into Wauwatosa, marked 
by Underwood Creek Parkway and Dearbourn Park. This section is 
characterized by its mix of aging multifamily, commercial, and office 
uses. Residents highlighted multiples sites for redevelopment, notably 
the former Wisconsin International Academy, as well as specific 
intersections improved pedestrian access and vehicular safety. 

Improvement Framework
Underwood Creek Parkway

Corridor Improvements
Catalyst Site

Priority Redevelopment Site

Multi-Use Route Connection

Landscaping Improvement

Intersection Improvement

Gateway Feature 

Curb Cut Elimination

Underwood Creek Parkway
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Potential Placemaking Opportunity
Consider the redevelopment of 
underutilized surface parking lots for 
pedestrian uses

Gateway Installation
Install signs or gateway features 

to announce the entry into the 
Blue Mound Road and Milwaukee 

County Zoo Corridor

Streetscaping
Incorporate streetscaping elements 
such as decorative street lights, 
public art, wayfinding signage, 
and other elements to improve the 
appearance along the corridor

UNDERWOOD
CREEK PARKWAY

Milwaukee County Zoo Partnership
Coordinate with the Milwaukee County Parks 
Commission to develop future placemaking 
initiatives and streetscaping enhancements 
to foster a distinct corridor identity

This section is generally enclosed by the Mayfair Road and Blue Mound 
Road intersection and Interstate 41. While the Milwaukee County Zoo is 
not directly part of the Study Area, the property presents an opportunity 
for future intergovernmental cooperation and distinctive characteriza-
tion of the area. Residents identified multiple sites for revitalization, 
especially noting the regional draw of the zoo and a desire to create 
safe, grade-separated pedestrian connection along Blue Mound Road.

Improvement Framework
County Zoo Corridor

Corridor Improvements
Catalyst Site

Priority Redevelopment Site

Multi-Use Route Connection

Landscaping Improvement

Intersection Improvement

Gateway Feature 

Curb Cut Elimination

200 ft100 ft

County Zoo Corridor
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Six Point Apartment Homes 
6519 W. Greenfield Avenue
West Allis, WI

The West Living
6620 W National Avenue
West Allis, WI

Images Sourced from Google / 
Google Streetview

Garage Parking
Entrance

Landscape
Screening

Protected 
Bike Lane

Additional Parking
Behind Buildings

Repurposed
Amenity Space

Garage Parking
Entrance

Blue Mound Road Corridor

Blue Mound and Cathedral
This site displays the redevelopment of the Wisconsin Interna-
tional Academy building with mid-scale mixed-use buildings. 
The west buildings are modeled off the Six Point Apartment 
Homes at 6519 W. Greenfield Avenue in West Allis. The east 
building is modeled off The West Living apartment complex 
at 6620 W National Avenue in West Allis and utilizes the grade 
change on site to incorporate underground parking access off 
Cathedral Avenue. This structure would also include amenities 
in the interior with a guest parking lot with visual landscaping 
buffers along Blue Mound Road. 

The existing tennis courts could be reused and formalized 
into a public amenity space. The existing homes and parking 
lot on the southwest corner of the block could redevelop into 
mid-scale apartment units with shared parking. Another key 
element to this site would repurpose the existing driving lane 
buffer along Blue Mound Road into a new buffered bike lane. 

Water supply to this redevelopment would likely be an issue 
for large scale development and potentially cost-prohibitive 
without significant infrastructure upgrades. Developers 
would need to work closely with the City to potentially explore 
alternative water management solutions to ensure adequate 
supply and pressure can be attained for any proposed large 
scale development

Catalyst Development Information
• Site: 11811, 11919, 11935, 12010, 12014, 12021 

W Blue Mound Road
• Lot Size: ~6.03 Acres
• Future Land Use: Mixed-Use
• Current Zoning District: C2 - General Commercial, 

R1-6 Single-Unit Residential-6
• Building Height: 60 feet

Local/Regional Example

Commercial

Multifamily
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The Cornerstone Apartments
4510 N Oakland Avenue
Shorewood, WI

Image Sourced from Google / 
Google Streetview

Protected
Bike Lane

Transit Hub
Improvements

Potential
Amenity Space

Two-Way
Bike Path

Blue Mound Road Corridor

114th Mixed-Use Node
This site is an opportunity to reimagine the typical standard 
of development along Blue Mound Road. The west block is 
modeled off the Cornerstone Apartments at 4510 N. Oakland 
Ave in Shorewood. This building could feature attractive archi-
tecture and incorporate active uses such as outdoor dining or 
a public gathering space. Due to the constraints on the east 
block, the proposed development illustrates a typical commer-
cial building and utilizes an alley to access the adjacent 
parking lot. Landscaping improvements would provide a visual 
buffer between the parking area and pedestrian zone. 

Noted in the subarea improvement framework, a neighborhood 
greenway runs along 112th Street and could feature road diet 
elements such as bumpouts and speed humps to support safe 
bike travel. A transportation hub could be incorporated into the 
southeast corner of the site that features bike parking, Bublr 
stations, and a bus transit shelter (dependent on MCTS or 
Waukesha Metro Transit expand service). 

Catalyst Development Information
• Site:  11216, 11302, 11320 W Blue Mound Road
• Lot Size: ~1.34 Acres
• Future Land Use: Mixed-Use
• Current Zoning District: C2 - General Commercial
• Building Height: 60 feet

Local/Regional Example

Commercial

Multifamily
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Harmonee Square Apartments
1501 Underwood Ave,
Wauwatosa, WI 53213

Image Sourced from Google / 
Google Streetview
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Blue Mound Road Corridor

Blue Mound and Mayfair
Neighborhood Node
Located at the busy intersection of Mayfair Road and Blue 
Mound Road, this unique catalyst site includes a large vacant 
area primed for redevelopment. The aging buildings and 
infrastructure to the west of the site are illustrated as being 
redeveloped into mixed-use buildings with a plaza space 
at the corner of 110th Street. This buildings are modeled 
off the mixed-use development at 9125 W. North Avenue 
in Wauwatosa. The plaza could serve as a gateway to this 
new development and incorporate streetscaping elements, 
such as public art, street trees, outdoor seating, and other 
decorative elements, such as landscaping and lighting, to 
cultivate a more attractive environment. 

The east portion of the site includes a moderately scaled 
mixed-use building and multifamily structure both 
incorporating underground parking and amenity spaces. This 
area includes an existing water main that would likely need 
to be removed as well as curb cut access coordinated with 
Wisconsin Department of Transportation along Blue Mound 
Road. Due to the proximity to existing single-family residential, 
the site showcases significant landscaping buffers to limit 
potential nuisances from redevelopment.

Catalyst Development Information
• Site:  301, 10859, 10863, 10909, 10919 W Blue Mound Road
• Lot Size: ~2.62 Acres
• Future Land Use: Mixed-Use
• Current Zoning District: C2 - General Commercial, PUD - 

Planned Unit Development Overlay, MAY - Mayfair Corridor 
Overlay

• Building Height: 60 feet

Local/Regional ExampleLocal/Regional Example

Commercial

Multifamily
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The implementation chapter translates the 
Comprehensive Plan’s recommendations into direct 
action. This chapter outlines specific steps to assist 
the City in achieving the Comprehensive Plan’s long-
term vision. It includes an action matrix detailing 
recommendations to realize the Comprehensive 
Plan’s supporting strategies and identifies a variety 
of potential funding sources to support these efforts.

IMPLEMENTATION
11
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Use of the 
Comprehensive Plan
The Tosa Tomorrow 2045 Comprehensive Plan should 
be used as the official policy guide for planning decisions 
elected officials, boards, commissions, and staff will make. 
The Plan should serve as a primary reference in guiding 
policy formation, evaluating projects and planning initiatives, 
reviewing development proposals, and prioritizing public 
expenditures. Referencing the Comprehensive Plan will 
ensure future planning efforts and decisions align with the 
community’s long-term vision and goals. Service providers 
and partner organizations should also be encouraged to use 
the Comprehensive Plan when considering new development, 
facilities, infrastructure updates, and programming within 
Wauwatosa

It is recommended that the City take the following steps 
after adoption for a successful transition to using the new 
Comprehensive Plan.

Promote the Plan 
To ensure daily usage and further educate the community 
about the Comprehensive Plan, the City should:

 • Make the Plan document available online. 
 • Make sure to provide the Plan document at the library.
 • Aid the public in explaining the Plan and its 

relationship to public and private development 
projects and other proposals, as appropriate. 

 • Provide a Plan “orientation” for new staff, officials, and 
board members that highlights key takeaways and major 
goals of the Tosa Tomorrow 2045 Comprehensive 
Plan that are essential to local policy and initiatives. 

 • Assist the Common Council and other boards 
and commissions in the administration, 
interpretation, and application of the Plan. 

 • Meet with department directors and officials to explain 
the purpose, importance, and benefits of the Plan. 

 • Maintain a list of current possible amendments, 
issues, or needs that may be the subject of 
change, addition, or deletion from the Plan.

Update Regularly 
Noting the City’s dedication to thoughtful planning, the 
Comprehensive Plan should not exist as a static document, but 
rather the center of a continuous planning process. Following 
adoption of the Plan, the City will continue to move forward, 
change, and evolve. As such, the Plan should be updated on a 
regular basis to respond to these changes, addressing shifts in 
community aspirations and demographic trends as well as new 
and unexpected issues as they arise. 

In general, a full review should be completed at least every 
two to three years. Best practice, however, would be an annual 
review. This process should coincide with the preparation of 
the City’s annual budget and Capital Improvement Program 
(CIP), enabling recommendations and projects from the Plan 
to be considered as part of upcoming funding commitments 
for that fiscal year. Establishing a routine for review of the Plan 
will ensure the document remains relevant to the needs and 
desires of the City.

Annual Review of the Plan
Following adoption of the Comprehensive Plan, staff should 
review the document to identify changes in community 
conditions that affect the Plan’s recommendations. Staff 
should prepare a memo based on the list of possible 
amendments, issues, or needs that were identified throughout 
the year and as a result of the annual review. The memo should 
be transmitted to the Plan Commission along with options for 
realigning the Plan’s recommendations with the community’s 
vision or priorities.

Maintain Public Communication 
Outreach is the primary method utilized to educate the 
community about the relevance of planning and the City’s role 
in defining its future. Input, ideas, and feedback from residents, 
business owners, and other key community stakeholders 
provided the foundation for the Comprehensive Plan. This 
community outreach engaged the public and kept residents 
informed of the planning process through workshops, the 
project website, interactive outreach tools, newsletters, and 
more. Capitalizing on efforts completed through the planning 
process, the City should work to convey the recommendations 
and overall vision of the Plan to the community. This can be 
done through regular updates through social and traditional 
media, coverage of major milestones and projects, and by 
providing further opportunities for residents to voice their 
opinions.
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Capital Improvement Program 
The City’s Capital Improvement Program (CIP) represents 
its fiscal commitment to initiatives aimed at maintaining 
and improving the community. As a critical tool for the 
Comprehensive Plan implementation, the City should review 
and update the CIP as needed to reflect Comprehensive Plan 
recommendations. Projects or initiatives may include the 
restoration and upgrading of existing utilities and infrastructure, 
and the renovation, expansion, or relocation of City facilities. 

Annual Review 
A CIP is an integral component to the coordinated and 
efficient implementation of the Comprehensive Plan. 
Proposed improvements must be evaluated based on 
their costs and benefits in relation to the priorities outlined 
in the Comprehensive Plan. The annual CIP review would 
assess both short-term projects and long-term needs and 
opportunities. City staff could begin by compiling a list of all 
public improvements recommended in the Comprehensive 
Plan for the next five years. These projects would then be 
reviewed, prioritized, and accompanied by cost estimates and 
potential funding sources. The CIP may need to be expanded, 
condensed, or completely reworked based on the goals set by 
the Comprehensive Plan. 

Project Phasing 
The CIP should consider how short-term investments can 
contribute to the community’s long-term vision. Priority could 
be given to projects that represent incremental progress 
towards a broader community goal. Such projects could be 
structured to be easily retrofitted or expanded to meet a larger 
objective. 

Coordination With Other Improvements 
Implementation of the Comprehensive Plan will require 
partnerships and coordination with several entities. 
Wauwatosa’s CIP should consider the initiatives of its 
implementation partners and identify opportunities to align 
municipal investment with other projects supported by 
these partners. Examples of this approach may include the 
relocation or upgrading of infrastructure as part of a roadway 
improvement project, new telecommunications technology as 
a component of streetscape installation, or the construction of 
new City facilities as part of a significant development project, 
among others.

Jurisdiction Cooperation 
and Participation
While Plan recommendations require an active role by the 
City, successful implementation will require coordination with 
partner agencies and organizations that influence quality of life 
in Wauwatosa. For the Comprehensive Plan to be successful, 
the City should assume a leadership role in facilitating 
the cooperation and participation of its local and regional 
agencies, organizations, and various jurisdictions. Establishing 
partnerships and maintaining open, clear communication 
will contribute to a more efficient implementation process. 
Partners in plan implementation include, but are not limited to:

Local
 • Milwaukee County
 • Milwaukee County DOT (MCDOT)
 • Milwaukee County Parks 
 • Milwaukee County Transit System (MCTS)
 • Wauwatosa School District
 • Wauwatosa West Allis Chamber of Commerce
 • Neighborhood Associations
 • Village Business Improvement District

Regional and State
 • Wisconsin Economic Development Corporation (WEDC)
 • Southeastern Wisconsin Regional 

Planning Commission (SEWRPC)
 • Wisconsin Department of Transportation (WisDOT)
 • Wisconsin Department of Natural Resources (WisDNR)
 • Wisconsin Housing and Economic 

Development Authority (WHEDA)
 • Milwaukee Regional Medical Center (MRMC)
 • Milwaukee County Research Park (MCRP)
 • University of Wisconsin – Milwaukee (UWM)
 • Milwaukee Metropolitan Sewerage District (MMSD)
 • Wisconsin Women’s Business Initiative 

Corporation (WWBIC)
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Funding Sources
The following is a description of potential funding mechanisms 
and sources currently available to and by the City and its 
partners for Plan implementation. The list provides a general 
overview of the potential tools and resources rather than a 
detailed summary of requirements and applications. City 
staff should regularly monitor these sources to account 
for legislative or statutory changes that may influence the 
applicability or availability of funding, as well as proactively 
seek new available funding sources. 

General Economic Development 
Funding Sources
Tax Increment Financing (TIF) 
The purpose of TIF funding is to incentivize and attract desired 
development within key areas. TIF dollars can typically be 
used for infrastructure, streetscaping, public improvements, 
land assemblage, and offsetting the cost of development. 
TIF utilizes future property tax revenues generated within a 
designated area or district to pay for improvements and further 
incentivize continued reinvestment. As the Equalized Assessed 
Value (EAV) of properties within a TIF District increases, the 
incremental growth in property tax over the base year that the 
TIF was established is reinvested into that area. Local officials 
may then issue bonds or undertake other financial obligations 
based on the growth in new revenue. Over the life of a TIF 
district, existing taxing bodies receive the same level of tax 
revenue as in the base year. The maximum life of a TIF district 
in the State of Wisconsin is 27 years, although a district can be 
extended beyond that horizon. 

Business Improvement District (BID) 
Wisconsin municipalities can establish one or more 
Business Improvement District (BID) within their community. 
Municipalities are authorized by Statute to establish an 
assessment methodology that allows properties within that 
geographic area to contribute to programs aimed at promotion, 
management, maintenance, and development of that district. 
Assessments are restricted to commercial and industrial 
properties within a municipality that are subject to real estate 
tax. Tax-exempt properties, such as those used for religious 
purposes, public utilities, or government functions, as well as 
properties used exclusively as residences, cannot be included 
in the assessment district.

Business Development Tax Credits 
Businesses seeking to locate or expand in the City may be 
eligible for Business Development Tax Credits through the 
Wisconsin Economic Development Corporation (WEDC). 
Eligible businesses must demonstrate an increase in net 
employment in the state each year for which the business 
claims tax credits. Ineligible businesses include payday loan 
and title loan companies, telemarketing operations, other 
than inbound call centers, pawn shops, media outlets, retail 
establishments, farms, primary care medical facilities, financial 
institutions, and businesses in the hospitality industry. As of 
2024, the minimum capital investment needed to qualify for the 
program is $250,000.

Enterprise Zone Tax Credits 
Enterprise Zone Tax Credits are available through WEDC to 
assist Wisconsin businesses with major expansion projects or 
that are relocating major business operations from other states 
to Wisconsin. Refundable tax credits can be earned through job 
creation, job retention, capital investment, employee training, 
and supply chain purchases from Wisconsin vendors. Ineligible 
businesses include payday loan and title loan companies, 
telemarketing operations, pawn shops, media outlets such as 
newspapers and radio (unless the job creation is significant), 
businesses in the tourism industry (unless the job creation is 
significant), retail establishments, farms, primary care medical 
facilities, and financial institutions.

Revolving Loan Fund
The Wauwatosa Revolving Loan Fund Corporation (WRLFC) 
provides loans up to $100,000 to start-up and existing 
businesses in the City. This fund is managed and administered 
by the WRLFC Board of Directors and aims to support the 
growth and improvement of local businesses and business 
districts. Funds can be used for land acquisition, construction, 
remodeling, equipment purchases, and more. 

Community Development Block Grant 
(CDBG) Business Loan Program 
The Community Development Authority (CDA) in Wauwatosa 
offers business loans through the federal CDBG to help 
eliminate blight and create jobs. Eligible uses include property 
acquisition and building improvements. Applicants must 
meet CDBG regulations, create jobs for low/moderate-income 
individuals, and only projects started post-application approval 
qualify for funding.
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Housing and Neighborhood 
Funding Sources 
Community Development Block 
Grant (CDBG) Program 
The City receives an annual allocation from the U.S. 
Department of Housing & Urban Development through the 
CDBG program. This program aims to foster viable urban 
communities by improving housing, ensuring a safe living 
environment, and expanding economic opportunities primarily 
for low- or moderate-income individuals. The funds are used 
to promote economic development and affordable housing, 
address social concerns, renovate public facilities, and for local 
development projects that benefit seniors or individuals with 
disabilities. 

Neighborhood Business Revitalization Guarantee 
The Wisconsin Housing and Economic Development 
Authority (WHEDA) provides financial assistance to small 
businesses. The organization’s Neighborhood Business 
Revitalization Guarantee (NBRG) gives access to financing that 
allows qualified small businesses to develop or rehabilitate 
commercial real estate in urban areas. 

Affordable Housing Programming/
Housing Tax Credit (HTC) 
WHEDA provides several financing tools for housing developers 
and property managers to construct and maintain affordable 
housing. Options include tax-exempt bond financing, stand-
along bond financing, and flex financing. WHEDA also 
administers the federal HTC program for Wisconsin. The HTC 
is a dollar-for-dollar reduction of federal income taxes owed 
by owners/investors in qualified projects for tenants whose 
incomes are at or below 60% of County Median Income 
(CMI). Developers use HTCs to provide more affordable rents 
for low- and moderate-income households, often mixing both 
market rate units with affordable units in a development. HTCs 
are highly-competitive, and developments must meet one of 
two occupancy threshold requirements – either a minimum of 
20% of units must be reserved for households at or below 50% 
of the area median income, or a minimum of 40% of units must 
be reserved for households at or below 60% of the area median 
income. Developments must remain affordable for a 30-year 
period, with those that serve the lowest income families 
prioritized for the HTC program. 

Multifamily Housing Fund 
The Multifamily Housing Fund, administered by WHEDA, 
provides construction and permanent financing to foster the 
development of multifamily housing for low- and moderate-
income residents. This fund, underpinned by both taxable 
and tax-exempt revenue bonds, supports a range of projects, 
including property acquisition, building improvements, 
expansions, and equipment purchases. 

Housing Rehabilitation Program 
The housing rehabilitation program in Wauwatosa supports 
the renovation of owner-occupied single-family homes 
and duplexes. Eligible projects include a wide range of 
improvements covering areas such as plumbing, electrical 
systems, roofing, and energy conservation. Households qualify 
for this program if their annual income does not exceed set 
limits, which for 2024 range from $57,200 for a single person 
up to $107,850 for a family of eight. The program offers a zero 
interest rate with deferred repayment conditions.

Community Development Authority 
Affordable Housing Fund (Forthcoming)
The City’s Community Development Authority (CDA) Affordable 
Housing Fund is a program currently being developed to 
support a variety of activities related to affordable housing and 
the general improvement of the housing stock in Wauwatosa. 
The program is funded through developer contributions from 
market rate housing projects that are receiving TIF assistance 
and from final-year increments from all TIF districts before they 
are closed. Once the program is finalized, the fund’s utilization, 
including eligible projects, specific lending terms like interest 
rates and amortization installments, and qualification criteria 
will be available for application. 
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Transportation and Mobility 
Funding Sources 
Transportation Alternatives Program (TAP) 
The TAP, authorized by the Bipartisan Infrastructure Law, 
supports projects that align with Safe Routes to School, 
transportation enhancements , and Bicycle & Pedestrian 
Facilities programs. Sponsors must fund 20% of project costs; 
these funds are capped when the project is approved. Projects 
using TAP funds must relate to surface transportation. 

Safe Routes to School (SRTS) 
The SRTS program has provided funding for the planning, 
design, and construction of infrastructure related projects 
that will substantially improve the ability of students to walk 
and bike to school, including sidewalk improvements, traffic 
calming and speed reduction improvements, pedestrian and 
bicycle-crossing improvements, on and off street bicycle 
facilities and traffic diversion improvements.

Parks, Open Spaces, and Natural Areas  
Funding Sources
Knowles-Nelson Stewardship Local 
Assistance Grant Programs 
Knowles-Nelson Stewardship funds support several 
DNR-administered grant programs and are available to 
local governments to fund recreational developments and 
conservation land purchases. Local governments are eligible 
for four Stewardship grant programs and two related federal 
programs administered by the DNR. These programs are listed 
below. 

 • Aids for the Acquisition and Development 
of Local Parks (ADLP)

 • Urban Green Space (UGS) grants
 • Urban Rivers (UR) grants
 • Acquisition of Development Rights (ADR)

The grant process requires a local sponsor to work with a DNR 
Regional Project Manager to plan projects, follow program 
requirements, and complete grant applications. Applications for 
Stewardship grants are accepted once a year. 

Recreational Trails Program (RTP)
This federal program supports local governments looking to 
develop, renovate, or maintain recreational trails and trail-
related amenities for both motorized and non-motorized trail 
uses. Funds from this program may be used in conjunction 
with funcs from other state grant programs that also fund trail 
projects. 

Land and Water Conservation Fund (LWCF)
The National Park Service (NPS) administered Land and Water 
Conservation Fund (LWCF) is a federal fund that is annually 
distributed to State and local governments to acquire lands 
for conservation and/or provide matching grants for locally 
led outdoor recreation projects. The funds given to each State 
are determined by a population-based formula. Wauwatosa 
previously used LWCF funds to develop tennis courts in Hart 
Park in 1981. 
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Action Matrix 
The action matrix offers a comprehensive list of all 
implementation strategies, policies, and recommendations 
included within the Tosa Tomorrow 2045 Comprehensive Plan. 
It serves as a tool for staff to prioritize implementation tasks 
and projects throughout the duration of the Plan. In addition, 
the matrix allows the City to approve specific, actionable items 
on an annual basis and evaluate progress based on complete 
implementation strategies. The action matrix provides a 
concise description of each project and details the following:

Priority Level
Each action item has been designated a priority level to aid 
with implementation of Plan recommendations. Action item 
priorities are broken into three levels:

 • (1) - Actions that have immediate impact. Though 
not necessarily more important, items listed as 
priority 1 may have a fundamental impact on the 
community, may be more easily completed, or may 
be necessary for long-term projects to begin.

 • (2) - Actions that have interdependent needs. These 
items include strategic and substantial projects, 
actions that indirectly impact the quality of life, and 
actions that require the completion of other projects 
before they can begin. They may require additional 
planning, have additional financial considerations, 
or include outside agency cooperation.

 • (3) - Actions that are desirable or aspirational. 
Though these items may not be necessary for the daily 
operations of the City, they are representative of the 
community’s forward-looking planning approach. 

Timeline Estimate
Timeline estimates indicate, in years, how long it would take to 
complete a specific action. 

 • (S) Short-term: Less than two years.
 • (M) Mid-term: Two to five years.
 • (L) Long-term: Greater than five years.
 • (O) Ongoing: Requires immediate action and continued 

attention throughout the life of the Comprehensive Plan.
 • (ADO) As Development Occurs: Can be 

implemented as development occurs over time.

Partners
The City will require the assistance of neighboring government 
units, organizations, and community groups to fully implement 
the Comprehensive Plan. Although the City is primarily 
responsible for initiating and implementing the Plan’s 
policies and recommendations, numerous partnerships will 
be essential to realize the goals and supporting strategies 
outlined in the Plan. The partners section of the action matrix 
identifies potential partner organizations; however, there may 
be instances where an organization that is well-matched to one 
of the Plan goals, supporting policies, or recommendations is 
not listed as a potential partner for a given topic and should be 
added.
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# Action
Priority 
Level

Timeline
Estimate Partners

CHAPTER 5: HOUSING AND NEIGHBORHOODS
(p. 34) Neighborhood Character

Neighborhood Associations
05-01 Work with each neighborhood association to identify housing 

needs.
1 S Neighborhood Associations

05-02 Implement incremental beautification projects in coordination with 
neighborhood associations.

3 L Neighborhood Associations

05-03 Continue to support neighborhood maintenance through the 
implementation of grants or loans.

2 O Property Owners, 
Neighborhood Associations

Integrate Mixed-Use
05-04 Promote highly-accessible mixed-use districts and transit-oriented 

housing development along existing and future potential BRT 
routes.

1 M MCTS, Milwaukee County, 
Neighborhood Associations

05-05 Reduce minimum parking requirements for new residential 
developments in mixed-use districts.

1 S Developers

05-06 Consider allowing overnight on-street parking and supplemental 
off-street parking options for residents.

3 L Neighborhood Associations, 
Developers

Design Standards
05-07 Implement form-based regulations and development guidelines to 

preserve neighborhood character. 
3 L Property Owners, 

Developers, Architects

05-08 Create pattern books, “how-to” guides, a pre-approved list of 
knowledgeable architects, and other resources for property owners, 
developers, and designers.

3 M Property Owners, 
Developers, Local Design 
Firms

Historic Neighborhoods
05-09 Consider updating residential zoning designations to allow for 

a greater variety of housing types while maintaining existing 
neighborhood character.

1 S Developers, Property 
Owners, Regional and Local 
Organizations, Non-Profits, 
Neighborhood Associations

05-10 Balance historic preservation efforts with critical improvements to 
properties.

1 O Regional and Local 
Organizations

05-11 Encourage innovative future housing development and 
improvements within historically designated areas and sites.

2 ADO Regional and Local 
Organizations
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# Action
Priority 
Level

Timeline
Estimate Partners

(p. 38) Housing for All 
05-12 Implement policies to remove barriers to housing using the recent 

Housing Study and Needs Assessment’s recommendations. 
1 S HUD

05-13 Continue to encourage the development of housing at all price 
ranges. 

1 O Developers

Affordability
05-14 Support attainable housing for middle and upper-middle income 

populations. 
2 M Developers, HUD, WHEDA

05-15 Support affordable housing, including units for very low income 
populations and various unit sizes.

2 M Developers, HUD, WHEDA

05-16 Strategize fundraising options and align existing funds with 
community needs and development patterns.

1 L Developers, HUD, WHEDA, 
Neighborhood Associations, 

Aging In Place
05-17 Allow alternative small-scale housing options integrated into 

existing neighborhoods to support aging in place. 
1 S Developers, Neighborhood 

Associations, HUD

Universal Design in Housing
05-18 Encourage universal design elements and assistance programs to 

increase accessible housing options for residents of all abilities. 
1 M Developers, AARP, WHEDA

05-19 Revise local codes to incorporate universal design elements in new 
residential construction.

2 ADO Developers, HUD, AARP

Missing Middle Housing
05-20 Encourage additional missing middle housing types to 

accommodate residents of all abilities and incomes. 
2 M Developers

05-21 Evaluate the zoning code to consider ways to facilitate missing 
middle housing development. 

1 M Developers

05-22 Prioritize permitting redevelopment projects that promote density 
within neighborhoods. 

2 M Developers

05-23 Offer density bonuses, fee waivers, or other financial incentives for 
redevelopment projects that incorporate middle housing.

3 M Developers, Property Owners 

05-24 Provide information and technical assistance to those wishing to 
develop Accessory Dwelling Units (ADUs).

2 S Developers, Property Owners

05-25 Reduce square footage restrictions and exterior design standards 
for Accessory Dwelling Units (ADUs).

2 M Developers, Property Owners
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# Action
Priority 
Level

Timeline
Estimate Partners

CHAPTER 6: ECONOMIC DEVELOPMENT
(p. 44) Economic Development Framework

Local Commercial Nodes
06-01 Maintain existing local commercial nodes and encourage future 

local commercial uses that integrate into the surrounding 
neighborhood.

1 M Local Businesses, 
Neighborhood Associations

Major Employment Areas
06-02 Encourage business owners to repurpose existing auto-oriented 

parking areas into spaces with more flexible uses. 
2 L Developers, Local 

Businesses
06-03 Help market vacant spaces along existing commercial corridors. 2 O Local Businesses, Chamber 

of Commerce
06-04 Contineu to offer grants for signage or façade improvements to 

support growth and investment in major employment areas.
3 M Developers, Local 

Businesses

06-05 Encourage mixed-uses and transit-oriented development. 1 M Property Owners, Developers
06-06 Integrate new sustainable and smart technology and urban design 

improvements.
3 ADO Property Owners, Local 

Businesses, Developers, 
Non-Profits

Traditional Urban Commercial Districts
06-07 Continue to foster unique commercial identities in traditional urban 

commercial districts.
2 M Local Businesses, 

Developers
06-08 Implement more streetscaping elements where appropriate. 2 M Local Businesses, 

Developers, Property Owners

06-09 Encourage active transportation options. 2 M Local Businesses, 
Developers

06-10 Allow additional mixed-use and/or residential uses. 2 S Local Businesses, 
Developers

The Village
06-11 Promote investment and redevelopment for residential growth, 

local businesses, and weekday activation throughout the district.
1 O Local Businesses, 

Developers, Business 
Improvements District (BID)

06-12 Continue to invest in wayfinding throughout the district. 1 O Local Businesses, 
Developers, BID

06-13 Eliminate parking where feasible. 2 ADO Local Businesses, 
Developers, BID

06-14 Integrate more streetscape elements and urban design 
improvements, particularly along State Street.

2 L Local Businesses, 
Developers, BID

Innovation District
06-15 Continue to invest in the Innovation District through infrastructure 

improvements and road connections.
2 M Local and Regional 

Businesses, Educational 
Institutions 

06-16 Support the growth of startups and entrepreneurs. 2 M Local Businesses, WEDC
06-17 Leverage educational institutions to attract talent and foster local 

innovation.
3 L Educational Institutions, 

Local Businesses
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# Action
Priority 
Level

Timeline
Estimate Partners

Mayfair Area
06-18 Encourage housing, hotels, restaurants, entertainment venues, and 

other public amenities.
2 L Developers, Property 

Owners, Local Businesses

06-19 Establish a space where community members can congregate and 
further activate the Mayfair corridor as a destination commercial 
area.

3 L Developers, Property 
Owners, Local Businesses

Milwaukee Regional Medical Center
06-20 Continue to work with the MRMC to incorporate greater access 

to its campus through bus rapid transit stations, protected 
lanes for different transportation modes, and bike facilities and 
infrastructure.

2 O MRMC, MCTS, WisDOT, 
Milwaukee County

06-21 Encourage increased density and amenities on the west side of the 
campus, specifically at the corner of Watertown Plank Road and 
Interstate 41.

2 ADO MRMC, MCTS, WisDOT, 
Milwaukee County, Local 
Businesses, Developers

Priority Reinvestment Areas
06-22 Market potential properties for redevelopment or reinvestment on 

the City's website.
1 ADO Property Owners, Developers

06-23 Create documents that outline property information to streamline 
developer interactions.

1 S Developers

06-24 Create programs and policies to support streamlining development 
proposals that meet desired development patterns (e.g., expedited 
plan reviews, simplified documentation requirements, or priority 
scheduling for qualifying projects).

2 M Developers

(p. 51) Commercial Centers
Reinvestment in Commercial Corridors

06-25 Work with local businesses to improve the physical appearance and 
market viability of existing commercial corridors.

1 S Local Businesses, 
Developers

06-26 Collaborate with property owners and transportation jurisdictions to 
improve the aesthetics and functions of underdeveloped areas.

2 O MCTS, Property Owners, 
Milwaukee County, WisDOT

06-27 Determine the current need of surface parking lots along major 
corridors and identify potential targets for future infill development.

2 S Property Owners, 
Developers, Local 
Businesses, Milwaukee 
County, WisDOT

06-28 Ensure TIF funding is strategically allocated and aligns with the 
values and interests of the community. 

2 ADO Developers

06-29 Allow for adaptive reuse and redevelopment that accommodates 
market trends.

2 M Developers

06-30 Explore the potential for additional Business Improvement Districts 
(BIDs) in appropriate locations.

2 M Local Businesses, 
Developers
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# Action
Priority 
Level

Timeline
Estimate Partners

Entrepreneurial Development
06-31 Leverage City amenities and work with local partners to boost the 

development of new, local businesses.
1 S Local Businesses/Chamber 

of Commerce, WEDC

06-32 Implement recommendations from the 2021-2025 Comprehensive 
Economic Development Strategy (CEDS) to help establish the City 
as a regional and statewide center for research and development.

2 M Milwaukee County, 
Milwaukee Regional 
Medical Center (MRMC), 
Milwaukee County Research 
Park (MCRP), University 
of Wisconsin-Milwaukee 
(UWM) 

06-33 Connect minority- and women-owned small businesses with 
grants, programs, and other options of support offered by WEDC, 
Milwaukee County Office of Economic Inclusion, and Wisconsin 
Women’s Business Initiative Corporation (WWBIC)

1 S Local Businesses/Chamber 
of Commerce, WEDC, 
Milwaukee County Office of 
Economic Inclusion, WWBIC 

Balancing Land Uses
06-34 Encourage a balanced mix of uses to adequately provide services, 

conserve natural resources, and disperse amenities.
2 O Local Businesses, 

Developers, Property 
Owners, Neighborhood 
Associations, Wisconsin 
DNR, Milwaukee County

06-35 Encourage development of diverse uses allocated across 
commercial centers, in targeted nodes and corridors.

1 M Local Businesses, 
Developers

06-36 Utilize targeted incentives, flexible zoning, Public-Private 
Partnerships, and streamlined review processes to direct 
development in key areas.

1 M Local Businesses, 
Developers

06-37 Encourage mixed-use developments, new public spaces, and new 
industry attraction to redevelop aging industrial lots.

1 M Local Businesses, 
Developers

06-38 Evaluate impact of redevelopment projects on traffic patterns, 
future employment opportunities, and surrounding character.

2 O Local Businesses, 
Developers, Property 
Owners, Neighborhood 
Associations

Collaboration with Developers
06-39 Continue to work with local developers to revitalize outdated 

structures.
2 M Local Businesses, 

Developers
06-40 Evaluate the redevelopment process to eliminate barriers to 

revitalizing aging properties.
2 M Local Businesses, 

Developers
06-41 Shorten the approval process or offer density bonuses. 2 M Local Businesses, 

Developers
06-42 Identify additional opportunities to streamline development 

processes and incorporate appropriate design requirements.
3 M Local Businesses, 

Developers
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# Action
Priority 
Level

Timeline
Estimate Partners

CHAPTER 7: TRANSPORTATION
(p. 58) Roadway Safety and Traffic Calming

Traffic�Management
07-01 Continue conducting traffic studies and surveys to determine travel 

patterns and utilize speed enforcement to encourage travel at safe 
speeds.

1 O WisDOT, Milwaukee County, 
Neighborhood Organizations

07-02 Analyze and identify problematic intersections and corridors to 
prioritize infrastructure improvements and bike/pedestrian safety.

1 O WisDOT, Milwaukee County

07-03 Lower speed limits where necessary. 1 O WisDOT, Milwaukee County
07-04 Work with regional partners to develop a comprehensive traffic 

management plan.
1 O WisDOT, Milwaukee County, 

SEWRPC
Complete Streets

07-05 Implement complete street policies on all streets. 3 O Neighborhood Associations
07-06 Update the 2014 City of Wauwatosa Bicycle & Pedestrian Facilities 

Plan.
2 S

07-07 Identify points of potential conflict where existing bicycle routes or 
pedestrian-heavy streets intersect with high-speed corridors.

2 M WisDOT

07-08 Analyze crash location and severity data to identify street segments 
and intersections where injury risk to people walking and bicycling 
is most acute to prioritize projects that improve multimodal safety.

2 O WisDOT, Milwaukee County

07-09 Continue incorporating new infrastructure and physical complete 
streets elements into street design throughout the City.

3 O WisDOT, Milwaukee 
County, Property Owners, 
Neighborhood Organizations

Land�Use�Influences�on�Transportation�Choice
07-10 Encourage denser forms of development to collocate appropriate 

uses and near existing transit routes.
2 M Milwaukee County Transit 

Service (MCTS), Developers

07-11 Allow and encourage mixed-use developments along existing 
arterials.

2 M Milwaukee County Transit 
Service (MCTS), Developers

07-12 Work with Milwaukee County Transit Service (MCTS) to develop 
more robust bus infrastructure near major job centers and 
commercial clusters.

2 M Milwaukee County Transit 
Service (MCTS), Local 
Businesses

07-13 Modify ordinances to reduce the minimum parking requirements of 
sites near transit areas or where a walkable environment is desired.

2 M Milwaukee County Transit 
Service (MCTS), Developers

07-14 Utilize inventories of current parking facilities to determine future 
parking management decisions.

2 ADO Developers

07-15 Update vehicle parking requirements where necessary to maximize 
on-street parking usage and reduce the amount of space needed 
for off-street parking.

2 M Developers

07-16 Encourage businesses to consolidate parking needs into shared 
parking facilities behind structures or shielded from adjacent 
streets.

2 M Local Businesses, Property 
Owners

07-17 Continue installing short-term and long-term bicycle parking at 
public sites.

2 O Milwaukee County

07-18 Encourage the installation of additional bicycle parking along 
existing bicycle facilities, particularly near commercial areas.

2 O Local Businesses, Property 
Owners
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# Action
Priority 
Level

Timeline
Estimate Partners

(p. 62) Public Transportation 
Promote Transit Access

07-19 Coordinate with MCTS to promote accessible transit infrastructure 
and services.

2 M Milwaukee County Transit 
Service (MCTS), Local 
Businesses

07-20 Continue to maintain all sidewalks and multi-use paths to ensure 
transit shelters are accessible to users of all abilities.

2 O Milwaukee County Transit 
Service (MCTS), Local 
Businesses

07-21 Work with MCTS to ensure all bus stops are ADA accessible. 2 M Milwaukee County Transit 
Service (MCTS), Local 
Businesses

Align Transit Options with Employment
07-22 Advocate for current and future transit offerings aligned with major 

employment centers.
2 M Milwaukee County Transit 

Service (MCTS), Local 
Businesses

07-23 Work with MCTS to increase bus frequencies on current routes 
through Wauwatosa.

2 M Milwaukee County Transit 
Service (MCTS), Local 
Businesses

07-24 Provide rider information and shelter infrastructure to stops within 
the City along highly traveled routes. 

2 M Milwaukee County Transit 
Service (MCTS), Local 
Businesses

07-25 Work with MCTS to plan route extensions and future routes along 
major commercial corridors.

2 M Milwaukee County Transit 
Service (MCTS), Local 
Businesses

Potential Passenger Rail Service 
07-26 Determine the feasibility of returning rail service to Wauwatosa. 3 L Amtrak, WisDOT
07-27 Identify potential locations for a train station. 3 L Amtrak, WisDOT
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# Action
Priority 
Level

Timeline
Estimate Partners

(p. 64) Active Transportation 
Sidewalks and Trails

07-28 Encourage travel by walking by improving the current sidewalk and 
trail network.

2 O Neighborhood Associations, 
Developers

07-29 Identify streets for new sidewalks and improve major corridors with 
wider sidewalks or buffers between them.

2 O WisDOT

07-30 Increase connections between trails and residential neighborhoods 
and commercial areas.

2 O Developers

07-31 Explore opportunities for expanding the trail system where feasible. 2 O Neighborhood Associations, 
Developers, Property Owners

Micromobility
07-32 Continue to encourage micromobility options and ensure organized, 

properly located parking facilities are available for users. 
1 O WisDOT, Milwaukee County, 

SEWRPC, Neighborhood 
Organizations, Non-Profits

07-33 Ensure current and future bicycle facilities can accommodate 
micromobility options and give users a safe space to ride.

1 O WisDOT, Milwaukee County, 
SEWRPC

07-34 Incorporate micromobility into the update of the 2014 Bicycle and 
Pedestrian Facilities Plan.

1 M WisDOT, Milwaukee County, 
SEWRPC

(p. 66) Bikeways
A Tiered Approach to New Bikeways

07-35 Incorporate the tiered bikeway approach and framework into the 
update of the 2014 Bicycle & Pedestrian Facilities Plan.

1 M WisDOT, Milwaukee County, 
SEWRPC

07-36 Implement infrastructure design strategies to promote safety 
throughout the bike network.

1 O Milwaukee County, 
Neighborhood 
Organizations, Non-Profits

Signage
07-37 Continue to install dedicated bicycle wayfinding, signage, and 

markings. 
1 O WisDOT, Milwaukee County

Signaling
07-38 Implement bike-specific signaling and explore changing signal 

timings to improve safety.
2 O WisDOT, Milwaukee 

County, Neighborhood 
Organizations, Non-Profits
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Level

Timeline
Estimate Partners

CHAPTER 8: UTILITIES, INFRASTRUCTURE,  
AND COMMUNITY FACILITIES

(p. 76) Community Services 
Invest in Aging Infrastructure

08-01 Utilize the Comprehensive Plan and Capital Improvements Program 
to identify and prioritize proactive maintenance and strategic 
upgrades to water, sewer, and stormwater systems.

1 O Milwaukee Metropolitan 
Sewerage District (MMSD)

08-02 Implement the Schoonmaker Creek Flood Management Project. 2 L MMSD
08-03 Encourage new infrastructure investments in areas designated for 

increased density.
2 M City Departments, MMSD, 

WE Energies, Milwaukee 
County

08-04 Incorporate innovative and sustainable technology where feasible 
into infrastructure projects.

3 ADO Developers, Property Owners

Improving Access to Community Facilities 
08-05 Improve and modernize public facilities to improve accessibility and 

support sustainable services.
2 M Residents, Neighborhood 

Groups, Community 
Organizations

08-06 Identify underutilized or disused spaces for potential reuse or 
redevelopment. 

2 M Wauwatosa School District, 
Community Organizations, 
Religious Institutions

Extending Healthcare Services 
08-07 Enhance access to remote medical consultations and services. 2 M Milwaukee Regional Medical 

Center, Milwaukee County 
Health and Human Services 

08-08 Create or expand programs to address social isolation. 2 M Library, Senior Service 
Providers, Wauwatosa 
Health Department

Maintaining Public Safety
08-09 Continue to expand community outreach and communication 

efforts to promote public safety.
1 O Neighborhood Organizations
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Strengthening Communications
08-10 Utilize different methods of communication and engagement with 

the community. 
2 O Community Organizations

08-11 Identify the most efficient methods of communication to reach the 
intended audiences.

1 O Neighborhood Groups, 
Library, Milwaukee County, 
Local Businesses, Religious 
Institutions, School District

08-12 Explore options to expand outreach regarding health and wellness 
initiatives.

2 O Neighborhood Groups, 
Library, Milwaukee County, 
Local Businesses, Religious 
Institutions, School District

08-13 Ensure digital accessibility of public services across 
communication networks.

2 O Website Contractor

Expanding Tourism
08-14 Build upon existing tourism assets to attract new visitors and 

opportunities for expanded amenities.
2 M VISIT Milwaukee

08-15 Explore the feasibility of a conference center or other large event 
space to attract local and regional events to the area.

3 L Developers, Property 
Owners, Community 
Organizations, Non-Profits, 
Milwaukee County, Local 
and Regional Arts Groups

08-16 Promote the development of cultural spaces, like museums and 
performing arts centers or theaters, on key redevelopment sites.

2 L Developers, Property 
Owners, Community 
Organizations, Non-Profits, 
Milwaukee County, Local 
and Regional Arts Groups

08-17 Continue to promote and market Wauwatosa as a tourist 
destination to visitors.

1 O VISIT Milwaukee
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(p. 78) Sustainability and Climate Resilience
08-18 Implement and expand programs focused on energy efficiency, 

renewable energy sources, and sustainability measures.
1 O Local Utility Providers, 

MMSD, Milwaukee County

08-19 Continue to collaborate with partners to promote environmental 
resilience.

1 O Local Utility Providers, 
MMSD, Milwaukee County, 
Developers, Property 
Owners, Private Sector

08-20 Review and consider the Milwaukee County Climate Action 2050 
Plan once it has been adopted to implement climate-conscious 
best practices

2 M Local Utility Providers, 
Developers, City 
Departments

Implement Sustainable Practices
08-21 Identify and prioritize areas where green infrastructure can be 

integrated into both existing and future developments.
2 ADO Developers

08-22 Implement streetscape improvements that incorporate sustainable 
design elements.

2 O Milwaukee County, WisDOT

08-23 Require Level II EV charging stations for new development and 
update regulations for chargers and allowance on public property 
as needed. 

2 M Property Owners, Developers

08-24 Update the zoning code to require EV charging stations in new 
commercial and multifamily developments.

2 M Property Owners, 
Developers, Milwaukee 
County Office of 
Sustainability

08-25 Update the zoning code to require new developments or 
redevelopments to incorporate green infrastructure and low-impact 
design.

2 M Developers

08-26 Continue to monitor and work proactively to reduce and eliminate 
PFAS from the community.

2 O Environmental Protection 
Agency, Wisconsin DNR

Collaboration
08-27 Partner with regional governmental and non-governmental 

organizations to address environmental and climate challenges.
2 M City of Milwaukee, Other 

Neighboring Cities, 
Milwaukee County, MMSD, 
SEWRPC

08-28 Engage with non-profit and private organizations to fund and 
promote sustainability programs and energy efficiency retrofits for 
low-income housing.

2 M Non-Profit Organizations, 
Private Businesses, 
Developers

08-29 Integrate more electric vehicles used in City services. 3 L Milwaukee County Office of 
Sustainability, Milwaukee 
County Fleet Management 
Division
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CHAPTER 9: PARKS, OPEN SPACE, AND NATURAL AREAS
(p. 82) Parks and Open Space

Ensure Access to Recreation
09-01 Ensure all parks and open spaces are accessible to all users to the 

maximum extent possible.
2 L Neighborhood Associations

09-02 Implement transportation network improvements and add new 
access points to existing parks.

2 L Neighborhood Associations

09-03 Focus development of new parks and recreational areas in 
residential developments outside of the current parks service area 
as funding allows.

3 ADO Neighborhood Associations, 
Property Owners, Developers

Mini Parks
09-04 Identify potential sites for mini-parks or other small-scale 

interventions, and acquire properties as they become available to 
develop smaller parks. 

2 ADO Neighborhood Associations, 
Property Owners, Developers

New Playgrounds
09-05 Encourage daytime cross use of playgrounds on school properties 

to expand recreational access.
2 M Wauwatosa School District

Planning and Maintaining Parks and Recreational Facilities 
09-06 Continue implementing and updating the Active Tosa Parks and 

Recreation Plan.
2 O Neighborhood Associations, 

Property Owners, 
Developers, Milwaukee 
County

09-07 Plan and maintain current and future parks. 2 O Local and Regional 
Partners, Property Owners, 
Developers, Milwaukee 
County Parks, Friends of 
Hoyt Park & Pool, Inc.

09-08 Engage with local and regional partners on future park and facility 
needs and the maintenance of current park amenities.

2 M Local and Regional 
Partners, Property Owners, 
Developers, Milwaukee 
County Parks, Friends of 
Hoyt Park & Pool, Inc.

09-09 Evaluate the feasibility of creating a Friends of Parks and Trails 
parent organization.

3 M Local and Regional 
Partners, Property Owners, 
Developers, Milwaukee 
County Parks, Friends of 
Hoyt Park & Pool, Inc.
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(p. 85) Natural Resources 
Menomonee River

09-10 Preserve and protect the Menomonee River and its riparian corridor 
for recreational uses.

1 O Wisconsin DNR, Milwaukee 
County Parks, Neighboring 
Communities, Local Interest 
Groups

Protect Surface and Groundwater Quality
09-11 Protect surface and groundwater quality from polluted runoff. 1 O Property Owners, Developers

09-12 Preserve the Menomonee River’s channel and riparian zone and 
minimize polluted runoff entering the river.

2 O Wisconsin DNR, Army Corps 
of Engineers, Neighboring 
Communities, Property 
Owners

09-13 Reduce impervious surface materials on public properties to 
decrease stormwater runoff.

2 O

09-14 Continue to incorporate native plants and street trees into 
streetscape design and site planning.

1 O WisDOT, Milwaukee County 
DOT, Developers

09-15 Encourage developers to incorporate stormwater management and 
green infrastructure.

1 O Developers

09-16 Ensure that public parking facilities and road designs reduce 
potential pollution from contaminants and debris.

1 O WisDOT, Milwaukee County 
DOT

Floodplains
09-17 Continue implementing flood management projects and require all 

development within the floodplain to comply with State and Federal 
regulations.

1 O FEMA, Army Corps of 
Engineers, Wisconsin DNR, 
MMSD, Developers, Property 
Owners

Protect Wildlife Areas
09-18 Ensure wildlife areas and natural benefits are protected from future 

development where appropriate. 
2 O Wisconsin DNR, Developers, 

Property Owners

09-19 Identify and protect sensitive natural areas. 1 O Wisconsin DNR, Milwaukee 
County Parks
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8701 Watertown Plank Road 
Post Office Box 26509 

Milwaukee, WI  53226-0509 
(414) 955-8217 

FAX (414) 955-6501 

 

 

Office of Government Relations 
 

January 27, 2025 
 
City of Wauwatosa Planning Department 
7725 W. North Avenue 
Wauwatosa, WI 53213 
 
Subject: Comments on the City of Wauwatosa’s 2045 Comprehensive Plan 
 
Dear Mayor McBride and Members of the Department of Planning and Zoning, 
 
On behalf of the Medical College of Wisconsin (MCW), we are writing to express our support for the City 
of Wauwatosa’s draft 2045 Comprehensive Plan, specifically, feedback that was incorporated for Office 
and Medical land uses. We appreciate the city’s efforts to create a balanced environment that supports 
professional and healthcare-related employment. 
 
The long-term planning and partnership between the city, MCW, and key stakeholders has been 
instrumental in fostering a thriving community. This collaboration has not only enhanced healthcare 
services but also driven economic growth and innovation in the region. The shared vision and 
commitment to excellence have resulted in numerous successful projects, benefiting residents and 
setting a benchmark for future initiatives. MCW envisions a bright future with continued growth across 
its missions. The 2045 Comprehensive Plan will enable MCW to grow and continue to provide value to 
the city and its residents.  
 
Housing is a key concern for students and employees. In fact, in surveys conducted by MCW, students 
and employees have identified a desire to be close to campus and be part of the vibrant city and 
community. Providing this option is important to MCW as it draws talent from across the country and 
adds to Wauwatosa’s economic growth. We support the addition of multifamily development as an 
allowed land use within Office and Medical areas. This inclusion will promote workforce and student 
housing and live-work arrangements, which are essential for attracting and retaining talented 
professionals. 
 
Additionally, multifamily and student housing options will also support the city’s vision of creating 
vibrant, mixed-use communities that offer convenient living arrangements for those working in office 
and medical facilities. Furthermore, allowing multifamily and student housing development will help 
make the community more walkable and reduce the number of vehicles on the road, contributing to a 
more sustainable and livable environment. This also helps reduce conversion of scarce land to parking 
lots.  
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MCW is a leading institution in medical education and research, and our presence in Wauwatosa has 
significantly contributed to the community’s growth and development. The permitted uses within the 
Office and Medical land use category align the comprehensive plan with our mission to advance health 
through education, discovery, and patient care. These modifications will enhance the comprehensive 
plan by promoting a more integrated and supportive environment for education, research, and 
professional development. We look forward to collaborating with the City of Wauwatosa to achieve 
these goals and to continue contributing to the community’s prosperity. 
 
Thank you again for your work on this important document and we look forward to continuing to 
partner with the city. 
 
Sincerely, 
 

 
 
Nathan Berken       Nathan Schwanz 
Vice President, Government Relations    Director of Government Relations 
Medical College of Wisconsin     Medical College of Wisconsin 
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Dear City Administrator Archambo, Mayor McBride, and Council President Wilke, 

On behalf of Onward Tosa, we are writing to share our position on the draft Tosa Tomorrow 2045 
Comprehensive Plan. While we recognize the significant work that has gone into crafting this vision 
for Wauwatosa's future, we believe there are critical areas that should be addressed to ensure the 
plan meets the needs of all residents, aligns with best urban planning practices, and reflects our 
community's values. Below is a list of key requests that we believe are essential for Onward Tosa's 
endorsement of the new Comprehensive Plan: 

1. Incorporate Clear, Actionable Goals for Affordable Housing
● Reiterate commitment to increasing affordable housing supply for low-income families, 

seniors, and first-time homebuyers with measurable benchmarks and strategies 
addressing affordability and ownership options across income levels.

● Replace "attainable housing" with precise terms like "market-rate" or "luxury housing" to 
clarify the target economic demographic and housing type.

2. Adopt Form-Based Codes for Designated Areas
● Wauwatosa, a landlocked city, must strategically optimize its limited space to 

accommodate growth and development. Designating future form-based zoning in key 
areas such as The Village, East Tosa, and the Mayfair Corridor allows for more efficient 
land use and fosters vibrant, walkable communities. These designations can be 
reflected in the new land use map, ensuring cohesive, context-sensitive development 
that aligns with Wauwatosa’s vision for mixed-use neighborhoods while preserving the 
city’s unique character and sense of place.

● Provide public education on form-based codes to demonstrate their benefits for creating 
vibrant and sustainable neighborhoods.

3. Strengthen Public Engagement
● An additional public workshop should be held before the plan's final adoption to ensure 

robust community input on final revisions.
● Publish video recordings of the plan steering committee meetings to increase 

transparency.
● Representatives from city committees and commissions, including members beyond the 

committee chairs, such as those from the Sustainability Committee, Equity and 
Inclusion, Senior Commission, Persons with Disabilities, Bicycle and Pedestrian, and 
the Affordable Housing Coalition, should actively participate in the final review process.

4. Ensure Alignment with the City's Strategic Plan
● The comprehensive plan should align its goals with the city's mission and vision by 

emphasizing inclusivity, sustainability, affordability, and quality of life through equitable 
housing, infrastructure, affordable policies, and enhanced community well-being.

● Establish publicly available documented mechanisms to review and evaluate progress 
on plan implementation and zoning code updates regularly.

1/2 

150

https://smartgrowthamerica.org/zoning/form-based-codes/


5. Revise Land Use Designations for Clarity and Equity 
● Refine broad designations such as "Mixed Residential" and "Community Commercial" to

align with the American Planning Association's Land-Based Classification Standards
(LBCS).

● Preserve neighborhood character by balancing higher-density developments with
single-family housing opportunities.

● Provide to the public examples of "Mixed Residential" and "Community Commercial"
zoning language to increase transparency and communicate the intention behind these
terms.

6. Expand Transparency and Accountability for the Action Matrix 
● Provide detailed timelines, funding sources, and responsible parties for each action in

the matrix to ensure accountability.
● Establish clear metrics to track progress and publicly share updates with residents.

7. Provide Transparency in Public Involvement and Vision Statement Development 
● Make publicly available documentation outlining the roles and contributions of city

committees in shaping the comprehensive plan.
● Disclose how the vision statement was crafted, including details on who wrote it and

how community input was incorporated into its development.
● Clarify and remedy why the Monarch Trail, a site the City of Wauwatosa previously

agreed with development partners and Milwaukee County to protect, is not identified as
a protected wildlife area in the comprehensive plan.

● The “Collaboration With Developers” section on page 53 emphasizes streamlining
processes to encourage redevelopment but fails to address incentives for affordable
housing or reducing reliance on Tax Increment Financing. Prioritizing "attainable
housing" over genuinely affordable options risks neglecting the needs of fixed-income,
lower-income, and young families, undermining equitable redevelopment goals.

These requests reflect our shared commitment to creating an inclusive, sustainable, and 
community-driven future for Wauwatosa. Please consider these recommendations and incorporate 
them into the final draft of the Tosa Tomorrow 2045 Comprehensive Plan. Onward Tosa requests this 
letter be included in all Common Council and Plan Commission agenda packets as public comment 
related to the comprehensive plan. 

Thank you for your attention to these matters. We kindly request a written response sent to 
onwardwauwatosa@gmail.com before the February 10th, 2025, Wauwatosa Plan Commission 
Meeting, detailing how the items presented in this letter are addressed in the comprehensive plan, 
have been implemented or the specific steps underway to address these requests before adoption by 
the Wauwatosa Common Council. 

Sincerely, 
Indy Stluka, Joseph Makhlouf, Mark Peters, Andrew Meindl and the Voting Members of Onward Tosa 

2/2 
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Zachary Kess ler

From: Ann Heidkamp <heidkama.ah@gmail.com>

Sent: Monday, January 27, 2025 11:36 AM

To: tclerk; Dennis McBride; Margaret Arney; Andrew Meindl; Robin Brannin; James 

Moldenhauer; Joseph Makhlouf II; Ernst-Ulrich Franzen; David Lewis; Joe Phillips; Aletha 

Champine; Melissa Dolan; Brad Foley; Amanda Fuerst; Sean Lowe; Rob Gustafson; Mike 

Morgan; Jason Wilke

Cc: James Archambo; Mark Hammond

Subject: [External]  Housing Coalition Comprehensive Plan Comments for Public Hearing

The Wauwatosa Joint Housing Coalition worked hard to see that the Tosa Tomorrow 
Comprehensive Plan includes a vision and recommendations that set the stage for increasing 
affordable, accessible, and sustainable housing in the city over the next twenty years.  We are 
pleased to see that it does. 
  
Therefore, we encourage you to support the Housing related portions of the Plan. 
  
However, a Comprehensive Plan is a broad vision only without measurable goals or actions to 
implement that vision.  The city needs more affordable, accessible housing NOW and cannot wait 
for long-term solutions.  We need to find creative solutions that do not rely primarily on creating 
units in new large-scale market-rate projects.  
  
The Housing Coalition is therefore urging the Council to take the following 
implementation actions by the end of 2025: 
  

   Complete the Zoning Review as included in the consultant’s contract and direct 
staff to develop zoning modifications. 

  
   Direct staff to develop a measurable "Affordable, Accessible Housing Plan" that 
increases affordable, accessible rental and home-buyer units equal to 20% of 
the approved market-rate housing units in 2-year increments over the life of the 
plan.   
  

o   Based on the number of market rate units in recently constructed or approved projects 

this would result in about 134 affordable, accessible units by 2027, an additional 132 units 
by 2030, and an additional 184 by 2035.  As more market-rate projects are developed, this 
number would grow.  
  
o   The plan should include options for individuals and families from 30 to 80% AMI. 

  
o   Strategies could include a variety of methods such as WHEDA tax credit housing; ADU’s; 

Habitat for Humanity and land trust homes; landlord incentives in return for affordable 
rents; subsidies or tax deferments to help keep lower income residents in current housing; 
small scale affordable projects; subsidies for persons with disabilities to live independently; 
low-income rental or mortgage programs.  

  
o   Identification of additional city, county, state, federal, or private funds that could help 

support the plan. 

 Direct staff or CDA to develop guidelines for funding and allocating the city's 
Affordable Housing Fund that: 
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o   Allocate a portion of the current money for use immediately to maintain and increase 

affordable, accessible housing units in current housing stock and to subsidize land trust 
homes for lower-income home buyers.  

Examples: Allow funds to be used for owner-occupied single-family or duplex units 
up to 120% AMI; Allow funds for owners of duplexes through small-scale apartment 
buildings to maintain and make units safe, energy efficient and accessible in return 
for rental at affordable prices.  

o Specify how developers, whether requesting city funds or not, will contribute to the growth 
of this fund. 

o   Identify additional city, county, state, federal, or private funds that could add to the 

growth of the fund 
  

 Immediately allocate any remaining ARPA funds for affordable, accessible 
housing programs similar to the above suggestions.  

  
o Given the time limits, using these funds for initial establishment of land-trust homes in Tosa 

might be the quickest use and one many alders supported in initial distribution of ARPA 
funds.  Adding suburban homes to existing Milwaukee Community Land trust is expected by 
late Spring, 2025.  

  
  
As the Housing Coalition, we look forward to working with the Council and City Staff to 
implement these actions. 
  
Thank you, 
For the Wauwatosa Housing Coalition  

       Rosemary Fox - Equity and Inclusion Commission - 2020 N. Wauwatosa Ave, Wauwatosa, WI 53213 
       Roman Jordan –Equity and Inclusion Commission 
       Mary Walz-Chojnacki - Commission for Persons with Disabilities, 8007 Portland Ave, Wauwatosa, WI 53213 
       Dain Maddox - Senior Commission – 105 N 88th Street, Wauwatosa, WI 53226 
       Kathy Causier - Senior Commission - 8213 Aberdeen Court, Wauwatosa, WI 53213   
       Mike Arney, Sustainability Committee, 1447 St. Charles St, Wauwatosa, WI 53213 
       John Horky, Sustainability Committee 
       Ann Heidkamp – Tosa Together – 2330 N. Swan Blvd, Wauwatosa, WI 53226 
       Ursula Twombly – Tosa Together – 11716 W. Meinecke Ave, Wauwatosa, WI 53226 
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Zachary Kess ler

From: Dennis McBride

Sent: Monday, January 27, 2025 5:56 PM

To: tclerks

Subject: FW: [External]  Jan 28th Meeting

 
 
 
 
Sent from my T-Mobile 5G Device 

 
 
 
-------- Original message -------- 
From: "barb themonarchtrail.org" <barb@themonarchtrail.org>  
Date: 1/27/25 5:39 PM (GMT-06:00)  
To: Joseph Makhlouf II <jmakhlouf@wauwatosa.net>  
Cc: Aletha Champine <achampine@wauwatosa.net>, Amanda Fuerst <afuerst@wauwatosa.net>, Andrew Meindl 
<ameindl@wauwatosa.net>, Brad Foley <bfoley@wauwatosa.net>, David Lewis <dlewis@wauwatosa.net>, Dennis 
McBride <dmcbride@wauwatosa.net>, Ernst-Ulrich Franzen <efranzen@wauwatosa.net>, James Moldenhauer 
<jmoldenhauer@wauwatosa.net>, Jason Wilke <jwilke@wauwatosa.net>, Joe Phillips <jphillips@wauwatosa.net>, 
Margaret Arney <marney@wauwatosa.net>, Melissa Dolan <mdolan@wauwatosa.net>, Mike Morgan 
<mmorgan@wauwatosa.net>, Rob Gustafson <rgustafson@wauwatosa.net>, Robin Brannin 
<rbrannin@wauwatosa.net>, Sean Lowe <slowe@wauwatosa.net>, Alan Kesner <akesner@wauwatosa.net>  
Subject: [External] Jan 28th Meeting  
 

RE: Public Hearing-Tosa Tomorrow Comp Plan 

  
Dear Alderman Makhlouf and Wauwatosa Common Council Members, 
  
The draft Comprehensive Plan includes a section regarding  Protecting Wildlife Areas. (pg 105 in the draft) 
The text here incorporates the largest unobstructed natural area that includes The Forest Exploration Center 
and County Grounds park as well as the Menomonee River and Underwood Creek. The map shows the 
environmental corridor as a whole and includes the Monarch Conservancy as green space. After years of 
commitment from the County, City, UWM, and Irgens, I strongly urge you to incorporate the Monarch 
Conservancy into the text of this section of the Comprehensive Plan.  Thank you for considering this important 
addition. 
Barb Agnew 

1408 N 116th 

Director Friends of the Monarch Trail 
  
Proposed text change: 

  
Protect Wildlife Areas  
When feasible, prioritize the protection of wildlife areas from future development and 
preserve their natural benefits.  
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Wauwatosa’s riparian zones, wetlands, meadows, and forests support many species of 
mammals, birds, reptiles, fish, and plant species. Wauwatosa is also home to the Monarch 
Conservancy-a rare annual roosting site for the now-threatened Monarch Butterflies. Due to 
the community’s highly urbanized setting, the location of truly natural habitats for wildlife is 
limited. The Forest Exploration Center, and County Grounds Park, and Monarch Conservancy 
offer the largest unobstructed habitats in the City, while the courses of Underwood Creek and 
the Menomonee River provide complete this natural corridor and include sensitive riparian 
habitats. The presence of wildlife in these ecosystems is integral to their successful function. 
As such, these sites can provide spaces of natural beauty and education. The City should work 
with these stakeholders to consider ways to identify and protect sensitive natural areas thus 
ensuring the natural cycles within their ecosystems can continue unobstructed. 
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ObjectID CreationDate Please share any feedback you have about the Draft Tosa Tomorrow 2045 Comprehensive Plan.

1

11/12/2024 19:45:24.946 Page 49:
1.	Picture is from 2016 so doesn't match map below.  Current picture provided to TS on 11/12/24
2.	“Four” health care institutions (not six) in description
3.	In text replace “minimize adverse impacts” with “maximize positive impacts”
4.	Campus map corrections.  Scan of corrections provided to TS on 11/12/24

Page 57:
1.	 Show new 95th St between Wisc Ave and WTP Rd
2.	Show W Doyne Ave from 92nd to 95th St
3.	Remove 94th St on MRMC Campus
4.	Connell does not connect from 87th to 92nd St

Page 59:
1.	Revise surface parking on MRMC campus to reflect what is currently there (still showing lots removed in in 2022-2023)

Page 65:
1.	Show 87th St with continuous sidewalk on both sides
2.	Show 92nd St with continuous sidewalk on both sides (complete in 2025)
3.	Show 95th  St with continuous sidewalk on both sides (Complete in 2025)
4.	Show W Doyne Ave between 92nd and 95th) with sidewalks on both sides (complete in 2025)
5.	Show Bublr bike station at NW corner of Connell and 92nd St
6.	Show Bublr bike station at SE corner of Doyne and 92nd St

Page 67:
1.	Show Proposed Tier 3 Bikeways for Doyne (between 92nd and 95th).  Complete in 2025
2.	Show Proposed Tier 3 Bikeways for 95th St between Wisc Ave and WTP.  Complete in 2025

Page 76:
1.	Picture of MRMC Thermal Cooling Towers.  No issue with leaving it in, just seems odd as nothing on that page is related to the picture.

2

11/14/2024 21:16:57.130 Why the focus on "attainable" or "affordable" housing?  First, how are those terms defined and how would we know when the goal has been achieved?
It seems that Wauwatosa has affordable housing since homes listed for sale typically have offers within days, and the vacancy rate for rental units is very low.
I think one of the flaws of the plans focus on attainable/affordable is that it isolates Wauwatosa instead of considering the greater Milwaukee metro area.  People can choose to live in the area that is affordable to them.  Not every city should try to provide 'affordable" housing based on subjective standard.  
Wauwatosa can promote additional residential development and let the market determine what the price/cost will be.

3 11/15/2024 16:01:08.100 Great job on this project! I am an urban planner that specializes in creating comprehensive plans and this is one of the best comprehensive plans I've seen. I am hoping the City takes these recommendations seriously and the City continues to adapt and grow. Good job! 

4
11/15/2024 17:48:40.031 It’s an admirable and vital goal to try and increase affordable, middle income housing in the city. This will be challenging with the increased tax burden residents will be facing for the next 20 years due to the school tax referendums that were passed just recently and 5 years ago. The city will certainly not be able seek 

increased revenue from residents by increasing property taxes. Property tax rates are a major consideration when families are seeking to purchase a home in a community. This will certainly be a challenge for the city over the next 20 years. 

5

11/16/2024 21:29:49.726 Page 15 - In the paragraphs referencing the number of homeowners vs. renters and their cost burden, I'm afraid that the city is not looking at all of the salient data. For instance, has anyone surveyed the renters to find out how many would like to be homeowners but are 1.) building their savings 2.) can't find a home in 
their price range 3.) keep getting out-bid in price wars. Also, have you asked how many senior homeowners would like to sell but cannot find affordable homes for down-sizing? You're drawing the conclusion that you need to build more affordable rental apartments (probably true) but ignoring the fact that you need more 
affordable single-family and multi-family homes (definitely true). Ownership is still important to the majority of residents. 

6

11/17/2024 15:34:05.671 Please add speed bumps on more roads. Please add more walking paths along the parkway.  Please do something about the amount of traffic that comes into the city from Watertown Plank.  Cars drive way too fast in this city-do something to change this.

Please stop allowing multipurpose apartment complexes to be built in residential areas and in the Tosa Village.  We have enough.
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11/21/2024 21:49:21.917 Overall great content especially regarding Housing and preparing the groundwork for zoning change. 
One of the introductory pages promises that each chapter would have case studies included – I would love to see more of them even if they are links to successful case studies. Examples would be Minneapolis’s aggressive zoning and development standards to encourage more housing development and resulting lower 
housing costs. Examples of communities switching to form-based codes. 
Would like to see measurable goals in the action items priorities.

Below are some of my more detailed comments:
Pg 14 Demographics – according to the mayor and planning staff we have already reached or are close to the 50,000-population mark as of 2024 – reflecting a 2,000 growth in 2 years. Based on current units in planning and development we will likely add an additional 800 to 1,000 units in the next 2 years. With an average 
household of 2 people/household we will be surpassing the 52,000-population size in 2 years or less – way ahead of the 2040 anticipated date. Residents need to be able to anticipate a realistic growth in number to continue to support building more housing. Otherwise, this number will be used against adding more 
housing.

Ursula Twombly – 11716 West Meinecke Ave, Wauwatosa, WI 
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11/21/2024 21:50:18.334 Continued   

Pg 19 – housing styles as in architectural styles or housing types – housing types more appropriate. Incorporate welcome to economically, racially and ethnically diverse communities.
Pg 20 -Housing
Goal 1 -  housing styles vs housing types. Whenever we say housing I think of house – can we incorporate the term apartments along with housing……I know apartments are included in housing but a community member have stated that tenants are transients and we want to make sure that it is understood that apartments 
are homes as well.
Goal 2 – include accessible housing. 

Pg 23 – Land Use influence – why does a landlocked city make affordable (subsidized) housing more difficult?

Pg 23 – Development Patterns – where are the curvilinear suburban streets? Both east and west Tosa are gridded other than when natural features interfere. 

Pg 24 – Neighborhood Residential …. I don’t understand the reference about older areas like the Washington Highlands (Washington Highlands are in Milwaukee) and the area north of Cap and 124 when 70% of all of Tosa both pre and post 1950’s area are labeled Neighborhood Residential?

Neighborhood Residential Description reads as if there are already 2-3 units – could you say something like currently only single family, but future will include 2-3 units…….

The same with Mixed Use Residential description.

9

11/21/2024 21:51:15.680 Continued

Pg 27 – Future Land use – Manufacturing and Production along 124 north of Burleigh – Manufacturing may be desired but when Briggs and Stratton closes that land may be prime for a mixed use development – can the report allow for that opportunity without having to amend the Comp Plan.

Why is the Mayfair Collection labeled as Regional and Corridor Commercial when it already contains a significant amount of housing and entertainment? Also, the area just south of the Collection is labeled Mixed Use but there is no residential in that area that I know off.

The entire Mayfair Corridor already has 2 large multifamily housing complexes – yet is labeled as Regional Corridor. Your description says that multi-family should be considered but is already there – can you please clarify. 

Pg 29 - Residential Growth Context  “increase density are only contextually applicable in specific neighborhoods” why only specific neighborhoods?

 Pg 30 – West North Ave – please add professional office space to first floor uses – each of the existing buildings has small businesses that need to be accommodated in new developments.  

Case Study Examples of new residential over commercial would be helpful to explain visually what that would look like but also what the economic benefits would be.
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11/21/2024 21:52:16.428
continued

Pg 34 Key Housing Site – Area 2 should refer/discuss the Planned Development with the phased unit count that has already been approved. Also consider adding Senior Focused Housing.
 
Area 3 – Mayfair Reserve is a new multifamily housing complex with 2 adjacent hotels. Are you suggesting they should be redeveloped?????  The adjacent Walgreens, vacant Radisson Hotel and adjacent office building are a more significant and valuable site to be considered a Key Housing Site.

Pg 36 – please explain Form Based Code?

Pg 38 – Affordability – the sentence about owner occupied homes to households over 120% AMI is extremely confusing - restate or use the chart from the housing study. What do you mean by a middle-income family – using actual household income ranges would be more understandable.

In the next paragraph can you make more understandable what you mean by attainable (this word feels really squishy).
Here my idea of what that should read……..The city should continue to support market rate housing to build the satisfy the housing shortage. The city should continue supporting and subsidizing housing at the 60% to 80% AMI ($00,000 to $00,000) as well as supporting units for very low income (30% - $00,000) households 

11

11/21/2024 21:53:31.576 Continued

Contact Ann Heidkamp for an update on the Land Trust. 

Pg 39 – Aging in Place – Love it!

Pg 40 – Great explanation of Missing Middle – could the report share some Case Studies of other cities that have accomplished new Missing Middle. How did they do it and what effect has it had on the community?

Pg 44/45 – why is Area 1 highlighted as a priority reinvestment area and not area north – car dealership, Dave and Buster and Walgreens?????  Pick and Save and other retail areas north on Post Office all relatively new and important community assets. The Radisson Hotel and adjacent office building as well as the empty 
lot next to Home Store should be key areas.

What is the difference between Local Commercial and Traditional Urban Commercial Districts?????

Area 4 – contains Briggs and Stratton – this large site should be viewed for diverse types of developments – including Mixed Use similar to Mayfair Collection…… they way it is outlined would have to amend the Comp Plan if development other than industrial or manufacturing is considered.

The Mayfair Corridor needs a much more defined and nuanced description. Large multi-family housing is already existing should there be more or less……????

Pg 47 – All of Mayfair Collection Retail is new build – the photo explaining adaptive reuse is incorrect – it’s a new build.

Pg 91,92,93 – show case studies from other cities of what it could look like, its economic impact and positive changing of neighborhood characters.

12

11/21/2024 21:54:06.439 Pg 111-122
All the action Items lack specificity – if we can’t get to the specifics now the plan should at least identify who will be responsible to get us to the specific goals and in what time frame. 

Pg 112 – Affordability – Again what is attainable housing for middle and upper middle income ????? What is the household income of these groups and what would be an attainable housing purchase price in 2024 dollars. 

What does support affordable housing mean? Affordable housing at the 60-80%AMI will require financial subsidies. Please describe the different means of methods of subsidies the city is willing to use. We should have a goal of 15%???? of all new housing to be affordable at the 60 to 80% AMI. Also state a goal of 8%???? 
Of all new housing to be at 30%AMI.  
Without clearly stated goals that can be measured this much needed development will not happen.

Thank you for letting me comment and for allowing me to attend and participate in the discussions during the Steering Committee Meetings. 

Ursula Twombly – 11716 West Meinecke Ave, Wauwatosa, WI 
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11/22/2024 20:13:39.878 Pg. 20:  What is the definition of attainable housing?  To me, attainable does not mean the same as affordable.  So far this document does not describe what is meant by the word attainable.  
pg. 20:  Transportation:  it mentions that mobility for all modes.  Does this also mean increasing access for all especially persons with disabilities?  
pg. 23:  What stakeholders proposed taller buildings?  Many in the community have spoken out against very high rise apartment buildings.  
pg. 24:  thanks for bringing up missing middle housing in planning considerations.
Are there any recommendations for apartments to include 3 bedrooms for families with children?  If we want to grow the population, we need to find adequate housing for families with children. 
pg 31 and 34:  mixed use:  what plans are being considered to help small businesses stay in their locations when new development occurs?
pg 38:  what are the specific plans to increase the fund for affordable housing?
pg. 39:  what portion of new housing development is using universal design?

14

11/22/2024 20:26:29.630 I find the action items very generic :
pg.112:  encourage additional missing middle housing.  Well, we could encourage it, but that does not make it happen.   And if it is being left to the developers, then it will most likely not happen.  Where is the accountability for the city to ensure that these things get done?
Are there any plans to help small business owners?
pg. 115:  again, lacks specificity about action:  promote opportunities for minority-owned, women-owned businesses- what are the plans to help them thrive?
I also find it interesting that the various commissions and committees (such as Sustainability Committee, Housing Coalition, Youth Commission, Disabilities, Senior) served by citizen volunteers are not considered partners in any of the actions.  
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11/22/2024 21:38:05.169 Generally like the overall message in the Comp Plan.  My interest is primarily in the housing area with these comments for clarification or change:

1. Pg 24.  I agree that we need increased housing density throughout the city. 
I do not think that it is clear enough that "neighborhood residential" land use areas can include other than single family housing per lot.  These areas have been "single family" for so long that I fear citizens will assume they remain "single family" and will feel the city has not been transparent if they find out later that isn't 
the case. 

2. Provide a definition for how you are using the terms "affordable" housing (ie per gov't % of AMI) and "attainable" (which based on conversations with staff refers to serving people who don't meet "affordable" AMI standards but still are being priced out of buying and renting in Tosa.  These terms seem to be used 
interchangably in the current draft.  Maybe put definitions on page 30

3.  (pg 39) In discussing "Accessibility" and "Universal Design" be sure to include hidden and non-physical disabilities in your discussion.  Focus in draft seems to refer to physical disabilities only.   We need housing that accomodates persons with mental illness, cognitive and intellectual disabilities, mental processing 
disabilities (like autism) and so on.  
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11/22/2024 22:13:37.470
Comments on Vision, Goals, and Action Steps (related to Housing):

A. Vision (page 19):  Revise paragraph 2 to be more inclusive of who we want housing for.  Here is the rewrite suggested by the Housing Coalition: "Development will ensure that renters and homebuyers, across income levels, have housing options of various sizes that are accessible and affordable to them throughout the 
city."

B. Housing Goals: Revise as follows in CAPS:
Goal 1: Provide a variety of housing TYPES and densities that acknowledge the existing character of neighborhoods and support the community’s residents through all stages of life, maintaining and expanding the City’s reputation as an attractive place to live FOR PEOPLE ACROSS ALL INCOME LEVELS AND HOUSEHOLD SIZE.

Goal 2: Ensure Wauwatosa fosters access to safe, stable, AFFORDABLE AND ACCESSIBLE housing opportunities that meet diverse needs.

GOAL 3: PARTNER WITH MAJOR EMPLOYERS TO CREATE WORKFORCE HOUSING

Action Matrix Comments continued on new comment page.
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11/22/2024 22:14:51.965 C Housing Action Matrix Revisions (pages 111 & 112)

1. Overall, Action Matrix should have MEASURABLE GOALS so city can measure progress and hold officials and staff accountable for action.  

2. ADD AN ACTION STEP TO DEVELOP A HOUSING PLAN TO THAT INCLUDES AFFORDABLE AND ACCESSIBLE HOUSING NEEDS:	Using the city’s Housing Study and other resources, outline the gap between current housing in the city and the number and type of housing units required to meet the needs of current and future 
residents across the income, age, ability, and family size spectrum.   
                From Gap Analysis develop a Long Term Housing Plan  for a mix of large- and small-scale housing development including high-end housing, middle-class, workforce and other affordable housing, senior housing, housing for persons with various types of disabilities, and other forms of higher density development, 
ensuring the city can meet the housing needs of its current and future residents.  
         	Establish measurable goals for the creation for affordable and accessible rental and homeowner units in five year timelines over the life of the plan

3. REMOVE 05-01 - Housing development needs a city-wide plan.  Neighborhood associations should be consulted but not determine the final outcome.  

Continued on next comment page
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11/22/2024 22:19:49.891 Continued comments on Housing Action Matrix

4. 05-06 - Allowing overnight street parking and other parking regulation options should be city wide and not only a concession for integrating mixed use or other multi-family development.

5. 05-15 - Raise Priority Level to 1 for  Strategizing fundraising/aligning existing funds  

6. 05-18 & 05-19:  Raise both to priority 1 - Need Universal Design elements ASAP and Programs are already available through Milw County and Metropolitan Fair Housing Council to increase home ownership and to incentivize responsible landlord and tenants relationships and property maintenance.

19 11/22/2024 22:41:36.494 I like the idea of "Housing for All"! However, this plan needs teeth. Please define terms like "affordable housing" and set measurable goals for the number of single and (preferably) multi-bedroom homes and apartment units. I support the development of more housing for low-income individuals and families.
20 11/24/2024 20:02:00.096 After reviewing the entire draft plan, I'm in agreement with almost everything. Please continue to de-emphasize car-centric mobility and development. Cities should be built to serve people and not high speed traffic and free car storage. 

21

12/01/2024 17:27:45.764 I support increasing equity and inclusion in Wauwatosa by emphasizing the following in the Chap 5 Housing Action Matrix

1. Revising zoning codes to allow "gentle density" in ALL residential neighborhoods which means allowing duplexes, triplexes, townhouses, and ADU's (accessory dwelling units) and other smaller scale housing development; and to allowing larger mixed-use buildings with retail, offices, and apartments which are sensitive 
to the surrounding neighborhoods along major corridors.    

2. Adding an priority 1 action step to create a measurable plan for increasing affordable and accessible housing for renters and home-buyers over the next 10 years based on existing city Housing Studies

3. Reducing parking requirements and regulations throughout the city to lower the costs of affordable new housing development in all areas of the city - not just in relation to mixed use developments.
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12/01/2024 21:38:01.336 Re: Comments on the Tosa Tomorrow 2045 Comprehensive Plan dated 11/11/2024

The Housing Coalition has followed the development of this plan closely, members have attended all the public input sessions, workshops and have attended the Steering Committee meetings. We submitted two letters, both letters are part of your file.

•	October 28, 2023 – Housing Coalition’s Comprehensive Plan Goals for Affordable, Accessible Housing.
•	October 3, 2024 - Comments on and Suggested Changes to the Draft Vision, Goals, and Preliminary Land Use Framework for Tosa Tomorrow

In general, we are pleased to see many of the ideas that we have advocated for included.  Such as mixed-use developments throughout the city, allowing smaller attached housing in all the residential neighborhoods, a focus on rebuilding neighborhood commercial corridors with mixed-use, (residential over retail/business) 
and a great discussion of Missing Middle Housing. 

However, as the final plan will become the basis for critical decision-making over the next 20 years, the report lacks case studies detailing how proposed changes would accomplish the goals and vision outlined in Chapter 03. Case studies and examples will not only help explain proposed changes to the public but will also 
allow our elected officials a deeper understanding. Even a series of hyperlinks to case studies related to each chapter would be immensely helpful.

23

12/01/2024 21:38:53.996 continued 
Following are some specific comments on the chapters relating to housing:

03 - Vision and Goals
We continue to find much of the language in the Vision and Goals, to be vague, not very different from the status quo, not clearly identifying challenges and changes the city will need to anticipate and proactively respond to over the next 20 years.  We feel that to be effective for future housing and land use decisions, the 
Vision and Goals needs to paint a clearer, more explicit picture of our desired future, population growth, housing and economic growth. Please see our comments from the October 3, 2024, letter.

04 - Land Use Development
We fully support the descriptions of the Neighborhood and Mixed Residential but do not fully understand why east and west residential areas are treated differently. East Tosa already has a higher density than West Tosa where lots are generally larger and could accommodate smaller, neighborhood integrated duplex, 
triplex, and even 4-6 family housing much more easily. We support classifying all areas currently Neighborhood Residential as Mixed Residential. 

We fully support Mixed-Use classification for all neighborhood and commercial corridors and hope that with some localized TIF support the subarea plans could generate much needed multi-family housing while maintaining affordable rents for small business and shops.
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12/01/2024 21:40:00.472 Continued  

05 – Housing and Neighborhoods
We strongly support exploring a form-based zoning code to maintain neighborhood character. However, a detailed description of how form-based zoning differs from land-use zoning would be helpful for non-planners to understand the implications. Showing examples of how and where this zoning change helped to 
maintain character while allowing for density would be helpful. Maybe they are descriptions in an appended glossary.

Parking Requirements - Please consider including reducing parking requirements and regulations throughout the city to lower the costs of affordable new housing development in all areas of the city - not just in relation to mixed use developments. 

The section on affordability is not very clear – affordability means different things to different households. To make this section more tangible please use household income instead of 120% AMI. Provide a summary paragraph regarding the findings from the Housing Study showing what percentage and who is housing 
burdened in Wauwatosa.

25

12/01/2024 21:40:57.965 Continued 

Community Discussion - We ask that the Comp Plan Consultant or the City Planning Department develop a strong, detailed plan of how any zoning changes would be addressed with the community at large. The Housing Coalition was hoping that the Comp Plan would be the beginning of the zoning change discussion, but 
we have not seen this discussion occurring and most residents will be taken by surprise that the Comp. Plan includes language on allowing housing other than single family in our districts. 

Action Items - pg. 111-112
We feel that the action Items are not very specific and therefore will not be measurable. If the Comprehensive Plan scope of work will not provide this detail, then we ask that the outlined Action Item identify specific tasks and entity responsible to develop more specific, measurable goals and actions.

We would like to see a Housing Action Plan that includes the following details as outlined in our October 23, 2023, letter and as summarized below

•	Provide examples from other cities of housing development types, policies, regulations, zoning, and parking regulations that will help us increase density and grow a diverse population.  
o	We feel these examples will be crucial for education of city officials, staff, and residents regarding the feasibility of various recommended implementation steps.

26

12/01/2024 21:41:38.006 •	Examples of Incentives the city can use for development of missing middle, mixed use, and affordable and accessible housing.  These could include incentives for small-scale landlords to rent to qualified lower income renters, small scale developers to create missing middle infill housing, and/or affordable housing, and 
incentives for first time low - moderate income homebuyers or lower income renters.  

•	Recommendations for ways the city can advocate for state and federal housing policy changes and additional funding that will help the city achieve its housing goals.    

•	Identify opportunities for infill development on vacant or underutilized parcels and ensure they include context-sensitive density or missing middle options such as duplexes, townhomes, small apartment buildings (4-6 units), and condominium buildings

We will be happy to respond to any questions that you have about our ideas and will continue to advocate for them at public meetings about the Comprehensive Plan.

*The Wauwatosa Joint Housing Coalition works to increase affordable, accessible, equitable and sustainable housing in Wauwatosa.  Our group consists of the Wauwatosa citizen Commissions for Seniors, Equity and Inclusion, Persons with Disabilities, and Sustainability, and the Tosa Together community organization 
working for equity and inclusion.
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12/03/2024 05:25:53.434 It is a good start but it lacks real specifics and detailed metrics. We need to get beyond welcoming to focus on the genuinely positive impact of a city made up of cuturally and econonmically diverse households. Specific goals to appeal to school aged children it important. Gentrification is a looming issue. We need to focus 
on supporting local wealthbuilding to counteract the forces of monocultural suburbs. We are well located to have a good system of connection to other large cities.  We also need a strategy to avoid too much gentrification.  support adding mixed-use buildings (housing over retail and businesses) to our main streets, 
especially on the westside where many existing structures are older and low-rise buildings.

The city should encourage/incentivize small developers: limit off-street parking.provide other streamlined approvals to add mixed-use buildings and revitalize our commercial neighborhood streets. Intergenerational schools areahuge asset to any city!

Minimize use of income segregated buildings as much as possible unless they are organically tied into mixed income environments.

 Plan for fairly priced and equitatble neighborhoods.

28

01/03/2025 19:28:42.579 There is a typo on page 8 - publi instead of public
"Do-It-Yourself Kits  
Do-It-Yourself (DIY) Kits were made available so that City staff 
or other community members could lead publi engagement"
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01/07/2025 17:19:59.911 Page 61: Revise surface parking on MRMC campus to reflect what is currently there.  Graphic sent to Tammy Szudy reflects lots that have been removed or are loading docks, not parking lots. also includes new surface lot constructed 2023.

30

01/09/2025 00:01:44.459 The last paragraph on p.82 of the 12/18/24 draft is still messed up. Apropos of nothing, it starts, "Informally known the “Triangle”, this uniquely shaped parcel
located at 97th Street and Palmetto Avenue is utilized by the
Tosa Heights Neighborhood Association..." It seems to be referring to a picture that is not there. Someone should take a look and clean this up.
Thanks!

32

01/09/2025 03:21:51.018 Statement of the Wauwatosa Sustainability Committee approved at its meeting 2025-01-08:Having reviewed the December 18, 2024 draft of the “Tosa Tomorrow 2045 Comprehensive Plan”, the Wauwatosa Sustainability Committee supports the plan and appreciates the collaborative work that went into producing it. In 
particular we are glad to see the following elements in the plan:•	Explicit section on “Sustainability and Climate Resilience” and acknowledgement of our goal to reach municipal and community carbon neutrality by 2050.•	Ideas for increasing housing capacity while maintaining neighborhood character, such as promoting 
“missing middle” housing.•	Recognition of the need to preserve parks and open green spaces.•	A balanced approach to transportation that recognizes the health and environmental benefits of human-powered travel and public transit.We thank those involved in producing the plan and encourage the Common Council to 
adopt it.

35
01/25/2025 21:40:59.678 As a Wauwatosa resident, for almost 20 years, I am in support of the proposed zoning changes changes to facilitate the land use plan.  In order to meet the needs of Wauwatosa residents, housing density needs to increase throughout the city. I support the zoning for multiple housing types to address the lack of missing 

middle housing, including family sized rental units. Wauwatosa needs to implement a measurable plan that will support and measure an increase in affordable and accessible housing equal to 20% of housing constructed at the market rate.  

36

01/26/2025 22:55:29.563
I support the Housing Section of the Comprehensive Plan and related recommendations.  I am also requesting that the Common Council immediately address the following issues to increase affordable, accessible housing in the city by the end of 2025:
Approve zoning changes throughout the city as recommended in the Comprehensive Plan
Create a measurable Affordable, Accessible Housing Plan that increases affordable, accessible rental and home-buyer units by 20% of the approved market-rate housing developments over the time period of the plan.  Based on recent data, this would result in about 450 new affordable, accessible units in the next 10 years.  
Approve guidelines for the city's use of its Affordable Housing Fund that allocates a portion of the money for use immediately to maintain and increase affordable, accessible housing units in current housing stock and subsidize land trust homes for lower-income home buyers.

37 01/26/2025 23:00:46.006 I hope any development plan that will impact small businesses will keep in mind that rents will increase.  That may impact how a small business can remain viable.  I hope that the city has a plan to help those small businesses stay in Tosa.

38

01/28/2025 13:45:38.203 The Wauwatosa Sustainability Committee (WSC) encourages the City to consider these ideas:
•	Land use.  Identify underutilized sites for renewable energy generation and storage, either on low-value open land or in partnership with businesses and other property owners.
•	Parks, open space, and natural resources.  Continue to invest in upgrading parks and green spaces within the City through tree planting, pollinator gardens, and removal of invasive species.
•	Housing.  Encourage preservation while promoting energy efficiency upgrades to existing buildings, including replacement of natural gas heating and appliances with electric options.  Incentivize new developments to be built to the latest energy and plumbing codes.
•	Commercial buildings.  Encourage adaptive reuse rather than demolition.
•	Transportation.  We applaud inclusion of “complete streets” in future road projects to make streets safer for all users, and, through landscape choices, reduce the urban heat island effect.  We also support reducing or eliminating parking minimums.
•	Water.  Continue the partnership with MMSD to better manage stormwater and restore natural flows and streambeds to the Menomonee River, Underwood Creek, and Honey Creek.
•	Partnerships.  We were glad to see Milwaukee’s climate action plan mentioned.  As many of our environmental issues and opportunities are shared with surrounding communities, it makes sense to join with them to find and implement solutions.
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Hi, Tammy.  

My name is Tracy Justham. I'm not able to fill out the questionnaire or the input form for the plan. I live near 116th Street. I use a 
smartphone. I don't know if that has anything to do with it, but what I'm concerned about is there are empty buildings and parking 
lots that would be great for building apartments or new businesses. 

But that park on 116th Street will be nice for people to use, but that's a developed park and what has really been depleted in 
Western Tosa is open and green space. And yes, I know some considered brown fields or whatever they call it, but those can be 
rehabbed easy. I'm concerned that they plan on building or want to build apartments or houses just east of that park. That should 
just be a natural wild area. We don't have that in Western Tosa anymore. 

So much as been built and the park on 116th Street will be nice, but that is a developed park. There needs to be natural wild 
space. The eastern part of Tosa has the rivers and the land along there. We really have had a lot built out in this western part of 
Tosa.  

When I drive around there, I see four of these failed buildings on Burleigh east or west of Meijer. There’s land there and an 
unused building that could be used for apartments on that corner of Mayfair and North by that hotel. Then you’ve got that huge 
parking lot. I don’t know if Amazon owns it but they’re not going to build there so maybe Mandel or Irgens can build apartments.  

Then you've got that whole huge parking lot. I don't know if Amazon owns it. But if they're not going to build there, maybe Mandel 
or Ergins can build apartments. It's just east of lows. But this area around here, ever since they built those apartments on Rivers 
Bend Road near the police station. You know, I used to see fox around here and ever since those apartments on Rivers Bend 
Road were built, there's no fox. I mean, you kind of need to have some natural wild space. So, my input is no apartments or 
anything. Let that area just be a native wild area and cities can get grants from the EPA to convert brownfields or I guess that's 
all public work planned. 

Another thing is I believe Erickson Engineering is working on that park and nobody answers there. Are the solar panels for that 
park going to be in the park or on the police building. I'm all for solar panels on buildings, but on land it is just kind of silly, 
especially in a small park. 

What plants or nursery are you using? I see you planted some trees, but it looks like you built a path or a trail on the southern 
part of the park behind the police station. I believe that was wooded or wetland. And I’m just kind of concerned about those solar 
panels and where those are, what native plants, and the last remaining open or green space in Tosa and Western Tosa here. 

Thanks very much (414) 793-4737 or my email is tracyjustham@gmail.com. 

Thank you very much. 
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