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EXECUTIVE SUMMARY
August 28, 2019
Short Elliott Hendrickson, Inc.
6808 Odana Rd #200
Madison, WI 53719
Village of Elm Grove
13600 Juneau Blvd.
Elm Grove, WI 53122
Mr. David De Angelis:
The Village of Elm Grove has undertaken the task of defining a vision for the Elm Grove Downtown District. This process has included public charrettes, meetings, and transparent presentations of design alternatives. The culmination of these efforts has resulted in an overall Downtown Master Plan, which will
bring new life to this tremendous Downtown District.
Project Intent
The Master Plan is intended to be used to help the Village during review, assessment, decision-making
and implementation of development proposals. The goal is to create a thriving Downtown that serves
as a destination and enjoyment center for residents, attracts visitors and generates outside investment, while being emblematic of Elm Grove’s unique character and community charm. The Plan identifies the types of investment, economic growth goals, and aesthetic features the Village seeks from
development proposals with the intention of cultivating Downtown Elm Grove into a successful and
vibrant destination.
Project Area and Background
The Downtown core is located along Watertown Plank Road between Elm Grove Road and Juneau

Boulevard. Major commercial corridors exist on the periphery of the Village, and are concentrated along
Highway 18 and Pilgrim Parkway near Brookfield Square, and at the intersection of North Avenue and
124th Street. During the public listening process, “quaint,” “small” and “walkable” were words used most
frequently to describe the current strengths of the Downtown. “Shops” (presumably lack thereof),
“traffic” and “parking” were frequently used words to describe the current weaknesses. This discovery
brings us to delivery of a Master Plan that is focused on the attributes listed above. The Plan will help the
Village of Elm Grove pave a path forward by stimulating targeted growth, development and economic success while maintaining the unique character and ambiance that makes Elm Grove what it is today.
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EXECUTIVE SUMMARY
This Master Plan focuses on equipping the Village with usable data, executable plans and implementation guidance for the cohesive redevelopment of Downtown Elm Grove. This Plan can be used by anyone
to gain the understanding in how this Plan was developed, how decisions will be made, and key factors
in the future success of this Corridor. Through planning, analysis and an extensive public engagement
process, the following key focus areas have been identified:








Enhanced branding identity
Infill Downtown housing
Retention of current businesses
Community endorsed redevelopment plan
Incorporation of changing views, new desires and visions maintaining the unique features, character and ambiance of Downtown
Multi-use development opportunities
Vehicle/pedestrian circulation and access

This Plan is a guide to be used as a reference and decision-making tool when determining the type, style,
impact and economic result of development ideas and plans when presented to the Village for consideration. Development plans will not necessarily meet the locations and types shown in the Plan drawing,
but can still be effectively analyzed for impact and prospective results to decide if the development is

viable and acceptable to the Village. Furthermore, it must be noted that:


The goals, history, analysis data, economic impacts, target opportunities and implementation strategies within this Plan have been gained through public, stakeholder
and developer input



These items have been compiled, analyzed, and then put into a summary by industry
experts to help assist the Village in making well informed, critical decisions for the development of the Downtown Corridor

Village leaders should be credited for having the foresight to plan for the Downtown Corridor, engage
the public and gain consensus for the Plan, as well as showing the commitment desired by developers to
open the door for investment. It has been exciting to be involved in this process, and we all look forward
to the implementation of this Plan for the successful future of the Village of Elm Grove.
Sincerely,

Short Elliott Hendrickson Inc.
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Vision
Downtown Elm Grove is economically vibrant and functions
as the social center of the community, providing a highly
walkable, safe and comfortable environment for Village
residents and daytime workers to enjoy throughout the year.
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PURPOSE OF THIS PLAN
The Village has been working through the master planning process since 2003 when the Village developed a conceptual Downtown Master Plan that was never formally adopted. The lack of consensus on the
2003 planning effort lead to a different approach to the development of this Plan. This Plan is focused on
delivering real tools to the Village for consideration when making the critical decisions presented to the
Village regarding future development and economic sustainability for the Downtown corridor.
Throughout the development of this Plan, common themes have been communicated by the public and
stakeholders as success factors for the Village of Elm Grove’s Downtown Corridor. The development of
guiding principles were achieved through a robust public engagement process and identifying challenges
and solutions. Taking these themes and turning them into success factors for the Village to measure investment and development plans for viability in the Downtown Corridor will ease the decision-making
process and provide clear decision points. These success factors are:


Providing guidance for public and private investment decisions



Identifying catalytic projects



Focusing on specific infill and redevelopment opportunities



Establishing clear implementation strategies



Highlighting strengths, needs, development opportunities and priorities



Guiding public and private investment strategies



Focusing on improving and maintaining vital commercial assets



Clarity in making recommendations for public spaces, streetscaping, gateway, signage and
parking strategies



Increasing pedestrian, bicycle, and vehicular traffic access and safety, with a broader goal of
making downtown a year round destination
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HOW TO USE THIS PLAN
1. The intent of this Plan is to establish local strategies for the growth of Downtown Elm Grove through
data-driven conclusions.
2. This Plan is a guidance tool in making economic growth, development, transportation,
infrastructure, aesthetic, environmental and governmental decisions for the sustainable growth
and vibrancy of the Downtown Corridor.
3. The Village of Elm Grove Master Plan shows viable opportunities for planned growth in the Corridor
and lays a framework of how to go about realizing this growth through economic strategies,
creating a win-win environment for the Village and developers.
4. Through thoughtful process and the tireless work of those mentioned on the acknowledgements page,
we are pleased to present the following strategies for use in developing a revitalized Downtown
Corridor in the Village of Elm Grove.

HISTORY AND
PROJECT PROCESS

IDENTIFICATION

EVALUATION

MEASUREMENT

DECISION

IMPLEMENTION

•HISTORY OF THE VILLAGE OF ELM GROVE
•MASTER PLAN PROCESS
•GUIDING PRINCIPALS

•EXISTING CONDITIONS
•MARKET ANALYSIS (SUMMARY)
•ORGANIZATIONAL, MARKETING, REDEVELOPMENT AND DESIGN GOAL

•PRIORITIES FOR INVESTMENT
•destination downtown
•pedestrian spaces, safety & access
•adequate parking and traffic circulation
•wayfinding
•mixed use, variable density development

•UTILITY INFRASTRUCTURE
•HOUSING
•RETAIL & DINING
•ECONOMIC ANALYSIS & OPPORTUNITY DATA

•HOUSING
•RETAIL, DINING, COMMERCIAL
•MARKET POSITION
•DENSITY
•PARKING
•UTILITY INFRASTRUCTURE

•IMPLEMENTING BASED ON THIS PLAN
•STEPS TO IMPLEMENTATION
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HISTORY &
PROJECT PROCESS
This section provides the background for current and future
decision makers to understand the history of Elm Grove and
the process undertaken to develop the guidelines in this report. Understanding of history, demographics and the local
commercial/industrial complex provides a solid base for decision making as opportunities for growth and change arise.
Important to future decision makers and implementers, a
roadmap of the process taken to arrive at this report is discussed, highlighting the public engagement, charrette, market analysis and economic/density analysis. Providing a
background of the process undertaken facilitates an understanding of the rationale & desires behind emphasis on the
guiding principles. This knowledge should enable future

board members to further develop and revise this plan as
the community grows and changes, while encouraging adherence the guiding principles set forth.
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VILLAGE OF ELM GROVE
County:
Waukesha
State:
Wisconsin
Population: 5,900

LOCATION:
Bordered by North Avenue to the north, 124th Street to the east, Bluemound Road to the south, and Pilgrim
Parkway to the west, the Village is highly regarded as a premier outer ring suburb of Milwaukee. It offers the
natural beauty of rolling hills and forested properties within 15 minutes of Milwaukee.
HISTORY:
The current configuration and character of downtown Elm Grove can be better understood through the lens
of history. Referencing that history in future development has the potential to make Elm Grove a more
authentic environment.
Settlement in Elm Grove began in the mid-1830s in response to its surrounding fertile agricultural area. In

1848, more than 650,000 white oak timbers and planks were laid to connect Milwaukee to Watertown, establishing Watertown Plank Road. In 1856, a railroad track line was laid, spurring community development at
the intersection of Watertown Plank Road and the rail line. Development included a U.S. Post Office, inn,
train depot, general store, mill and tavern. Early development laid the groundwork for the architecture and
layout of the downtown we see today.
In the late 1850s members of the School Sisters of Notre Dame were traveling west on Watertown Plank
Road when the horse pulling their wagon refused to budge from the spot near Juneau Boulevard. Considering it a divine sign, the sisters purchased 20 acres to build a convent, school and orphanage. The
main building (shown above) has become a landmark in Elm Grove. Architectural styles of future devel-

opment could reference the convent building’s detailing and proportions for consistency of design
throughout the Village.
In 1950, construction began on the Elm Grove Park and Shop. By 1964, Underwood Creek was channeled
through an enclosed box culvert to maximize building and parking area. In 2005 a memorandum of understanding was issued to remove the enclosure and daylight the stream. In 2006, construction of the
Underwood Creek Flood Management Project began, culminating in a . The Park and Shop acts as a Village commercial center. In 2017 the Village commissioned Stantec Engineering Group to develop the
final engineering and design plan set for the future daylighting of Underwood creek. Future develop12

VILLAGE OF ELM GROVE
ment should retain the function of the commercial hub, but should also incorporate and celebrate the
daylit creek with public open space and trails.
RECENT HISTORY
Over the past decade, the Village has engaged planning firms to help establish a Plan to help develop its
Downtown Corridor. During this period, the Village has been presented options for development, a master
plan which was unable to gain consensus, and a host of other unsuccessful opportunities to engage the com-

munity and drive Downtown economic growth.
New opportunities have arisen for the future of this Downtown Corridor with the recent word of the
School Sisters property being brought to market. This brings another vibrant opportunity for the Village
to find housing, multi-use and economically valuable transitions to the area. In whole, the Village of Elm
Grove is entering into opportune times for reinvigorating its Downtown and surrounding areas through
thoughtful design and development.
Today Elm Grove is home to a population of 5,934 residents and boasts of being one of Wisconsin’s most
highly educated and prosperous communities. In the Village, 73.16% of the community holds a bache-

lor’s degree, 31.27% holds an advanced degree, and the median household income is $128,626.
At the center of the Village is the central business district. Here, the focus is on small business, as
92.23% of the businesses employ fewer than 20 employees. The majority of businesses within the
Downtown specialize in professional services, with 66% of the labor force Downtown working in administrative support, sales, executive management and financial operations. The top four industries featured in the Village’s Downtown include banking and finance, professional scientific services, health
care and retail.
This Plan has been carefully developed to ensure that options presented are economically feasible,

are fair and equitable, and take into account the safety and well-being of the public. Through market,
economic, infrastructure, transportation and housing studies, this Plan presents a road map to success
for the Village of Elm Grove.
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PROCESS: Public Engagement
PUBLIC ENGAGEMENT
Public engagement was utilized for the development of the Plan; as an opportunity for feedback, but also as a
method to garner community buy-in for the project. A broad overview of the public engagement process is
provided on this page. Subsequent pages go into further detail on each public engagement action.
Public Engagement methods included:


Focus Group Sessions



A three day charrette including stakeholder and public meetings



Open Village Board meetings



Online survey (hard copy surveys were available at Village Hall)



Public Open Houses

Commentary from a focus group early in the process included a focus on buying local, parking and access,
branding and wayfinding, walkability and housing. These themes have persisted throughout, and been integrated into the development and delivery of this Plan.
Economic desires identified through commentary and brainstorming included addressing the challenge of
retail retention, encouragement of linked trips, maker space/art/artisan cluster opportunities, restaurants of
varying service level and formality, mixed-use development and co-working facilities. These features could all
contribute to a vibrant, thriving Downtown that not only supports existing businesses and patronage but
also welcomes new retail and restaurants.
As all things are linked, the Board has identified a thriving Downtown as an opportunity for branding
and identity that produces a draw that newcomers strive to become part of. Through brainstorming and
engagement, the development of a walkable, bikeable Downtown with a variety of smalls shops,
restaurants and green space has become a prominent theme. These features serve as place-making
features, and make Downtown Elm Grove a destination for business, socializing and recreation.
The Village staff and consultant team relied heavily on the public engagement throughout the project process
to produce a redevelopment program.
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PROCESS: Focus Group Meetings
FOCUS GROUP MEETINGS
To gain insight into the unique opportunities and challenges facing Downtown Elm Grove, the consultant
team facilitated four focus group meetings with downtown business and property owners. Additional input
was provided via email and over the phone from those unable to attend the focus groups in person. The following set of questions was used to help stimulate discussion in each of the meetings. Focus group
attendees were requested to attend one meeting. Results are summarized on the following pages.
1. What are downtown Elm Grove’s greatest assets or strengths?
2. What are the primary challenges facing downtown Elm Grove?
3. Downtown Elm Grove is a small commercial district and there are several larger commercial districts
nearby. Why did you select downtown for your business? Why do you steer prospective buyers/
businesses to downtown Elm Grove?
4. If you were not located in downtown Elm Grove, what other places in the general area would you look at
for your business location?
5. What have been the good (and bad) things about having your business located in downtown Elm Grove?
6. About what percentage of your customers would you say live in Elm Grove? What other communities do
a lot of them come from?
7. What types of downtown land uses (retail, housing, restaurants, office, entertainment, etc.) would you
like to see more of? Which do you feel make the most economic sense, and why?
8. Do you know of any other businesspeople who might like to have a location for their firm in Elm Grove?
9. Is there a different downtown that you really like, that when you think about Elm Grove you sometimes
wish it could be more like? What are the things that make you like that downtown so much?
10. What next steps should be taken to strengthen downtown Elm Grove?

Focus Group Attendees:
Andy Fishler, Luther Group

Jenny Cagle, Elm Grove Travel

Laurga Goranson, G Home

Heather Weber, G Home

Nicki Lemler, Welke’s House of Roses

Bernie Westfhal, Westfhal & Westfhal, S.C.

Gary Marek, Village Court

Christina Korkos, Korkos Investments

Chris Geldon, Sendik’s

Jim Clemens, Sendik’s

Mark Reinders, Mill Place/Elm Building/R & R Investments
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PROCESS: Focus Group Meetings
Downtown Elm Grove’s Key Assets/Strengths:
1. There is a strong sense of community in Elm Grove. It is a tight knit community and people love living
here.
2. Customers are very loyal to some of the downtown businesses.
3. The location provides easy access from adjacent communities and beyond via the Interstate. Some downtown businesses are thus able to tap into a larger trade area.
4. The demographics are strong, characterized by high household incomes. A lot of younger families are
now moving into the Village as well.
5. Residents and business owners value how safe Elm Grove is. People like the quiet nature of the Village.
6. From a physical standpoint, the downtown has sidewalks and is very walkable. There is a myriad of different activities available for kids and seniors, as well as a beautiful park system.
7. The downtown is manageable in size.
8. There is land available for development in the heart of downtown.
Downtown Elm Grove’s Key Liabilities/Challenges:
1. There is a dichotomy in the community between those that want things to stay the same, and those that
would like to see more vibrancy downtown. There is a strong perception that current leadership doesn’t
want to see much change. Things don’t happen fast in Elm Grove.
2. Many residents value the quiet of the community and prefer to drive a short distance to shop at the
many offerings conveniently located outside the Village yet within a 5-10-minute drive time. Traffic volumes in downtown Elm Grove are not very high.
3. The downtown lacks a unified theme or image to tie it all together. Land uses are disjointed and there is a
lack of concentrated activity in the downtown to attract people. There are limited evening shopping and
dining options, which reinforces an image of downtown Elm Grove as mostly vacant/dead at night.
4. The downtown is not as well curated or managed as it could be. For example, first floor office space takes
away opportunity for retail and other uses. The limited number and scattered nature of existing brick and
mortar shops downtown makes it more difficult to attract customers. Customers which do visit downtown often visit a single destination and then leave, rather than parking the car and visiting multiple
downtown businesses on foot.
5. Some of the downtown businesses are run more as hobbies than as financially motivated businesses.
These phenomena can have negative implications for store hours, customer service, and product selection.
6. There is an over inflated sense of what properties downtown are actually worth. Property owners are not
always able to get the rents they need to make the type of investments in their properties they would like
to (for example, higher rents would allow property owners to invest in exceptional landscaping and façade improvements).
16

PROCESS: Focus Group Meetings
7. Parking requirements and winter maintenance are both challenges.
8. The perception and awareness among residents of existing downtown retail businesses may be an issue.
Shopping habits are very different in Elm Grove compared with communities such as Shorewood or
Whitefish Bay. In Elm Grove shoppers are more cost conscious and often looking for a bargain whereas in
other communities with similar demographics shoppers are not as frugal. There is a perception that local
residents do not support Elm Grove retail businesses to the extent they could, in part because they do
not seem to be aware of what local businesses exist. On the other hand, residents do seem to support
local service businesses, including personal and professional services. The community also strongly supports Sendik’s, the local grocery store.
Downtown Elm Grove – Opportunities for Improvement
1. The Village Court could be adaptively re-used to include upstairs residential units.
2. An effort should be made to proactively engage the community at the neighborhood level. There should
be a discussion about the importance of supporting desired businesses downtown in order for them to
succeed.
3. The Village needs to be made aware of the need to financially support priority projects in the downtown
in order to create the type of quality development the community envisions. Community leaders need to
understand what other successful communities are doing to position themselves for success.
4. Better community wayfinding and destination signage is needed in the downtown district and at key gateways such as Bluemound and Elm Grove. Some businesses suffer from a lack of visibility.
5. Mixed use infill along Watertown Plank road could provide space for higher end shops and some housing
units above. Infill development should be 2-3 stories in height.
6. There is a strong demand for market rate housing in the community. People need options to allow them
to age in place without leaving the community. Housing should provide adequate storage space and a
range of unit sizes should be made available – not just very small units but also larger units for hosting
friends and family.
7. Higher density residential development downtown would encourage more people to walk downtown.
More people living downtown will help existing businesses thrive and allow the Village to attract additional desired commercial activity.
8. There should be a focus on higher end retail and restaurants including trendy, healthy offerings. Quality
women’s stores and a higher end destination restaurant or bakery were cited as good opportunities. On
the other hand, it was also noted that these types of downtown businesses have struggled in the past.
9. Professional and personal services should do well downtown (Orthodontists, dentists, financial advisors,
lawyers, etc.…) There may be a market for smaller office spaces or co-working options.
10. A series of smaller social nodes should be created downtown to enliven the district and encourage walkability. Given the size and proximity of Village Park, there is not a need to duplicate a large central social
gathering space, however a small plaza or square could help tie different land uses and destinations together, encouraging people to park once and visit multiple shops on foot. Pedestrian routes should be
17

PROCESS: Focus Group Meetings
highlighted and the daylighting of the creek should be done in a manner that supports existing downtown
businesses. Seating areas and shade along the Riverwalk will encourage people to eat outside and linger
with friends and family.
11. The Village should proactively address parking concerns, including better optimizing what currently exists
and evaluating structured parking to support additional downtown infill development.
12. A reinvigorated downtown business association is needed to bring in more attractions and sustain more
events. Business and community leaders need to work together to build community-wide support for a
great downtown. There needs to be agreement on an overall vision for the future of downtown.
SUMMARY:
Major master plan success factors that emerged from focus group discussions included the importance of
buying local, adequate parking and access, stronger branding and wayfinding, increased downtown walkability and nearby housing, and active management of the commercial district.
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PROCESS: Charrette
CHARRETTE
The charrette process is a key strategy for engaging community members and stakeholders, quickly and efficiently developing design alternatives, with a immediate feedback. The Elm Grove charrette was hosted at
the Village Hall on October 2nd, 3rd, and 4th. Representatives from SEH, Place Dynamics, and Wired Properties were present at the charrette to learn the community’s needs and lend their respective expertise. In between meeting with Village Staff, stakeholder groups and the public, the project team was developing and
refining design concepts.

Day One
The first day of the three day intensive design process included meetings with Village staff, stakeholders, and
a public meeting including an informational presentation and community discussion on the Village’s opportunities and concerns, leading to the identification of master plan goals. Comment cards were supplied at the
public meeting and collected at the end of the night. Nineteen people registered on the sign in sheet, however attendance was estimated at 40 people.
Day Two
Feedback from the meetings on day one, as well as market research and input from WiRED properties
(developer on consultant’s team) was incorporated into two distinct preliminary master plans.
Day Three

The third day was dedicated to refining the two alternatives and preparing, gathering relevant precedent images and projects, and presenting the charrette deliverables and facilitating discussion at the evening Public
Meeting. Comment cards were supplied at the public meeting and collected at the end of the night. Seventeen people signed the sign in sheet, however attendance was estimated at 40 people.
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PROCESS: Charrette
For residents who could not attend the public meeting, the powerpoint presentation was available online at
the project website, and comments were encouraged to be shared with Village Staff.
Feedback from stakeholder and public meetings can be categorized into four categories: economic, branding
and identity, transportation, and housing—residents identified the following goals as priorities of redevelopment. A detailed charrette synopsis is included in the Appendix.
Economic


Developments should support retail retention



Encourage linked trips



Include makers/art/artisan cluster



Restaurants—diverse mix from quick serve to formal dining



Mixed use development



Co-working facilities

Branding and Identity


Walkable and bikeable downtown



Balance between attraction and quaintness



Public green space



Community events: bike rides, music, festivals, etc.



Update signage code and recommendations to allow for greater store visibility from the street and sidewalk



Parking: preferred location is on-street, underground, or back of building

Transportation


Better designed parking lots to reduce car accidents and confusion



Reduce number of driveway entrances to Watertown Plank Road to reduce confusion and congestion



Improve the continuity of downtown on-street parking, bike paths and trails, and sidewalks

Housing


Increase downtown housing



Multifamily housing should be designed to accommodate downsizing households



Downtown housing should include a mix of independent and assisted living senior housing

The charrette process guided the development of two initial alternatives and a third alternative that synthesized the previous alternatives with public and Board of Trustees comments. The three alternatives were
presented to the Board of Trustees for consideration. After several Board meetings, concept developments
and open dialogue with the public, a preferred Final Downton Site Plan has been developed. It is depicted in
the “Decision” portion of this report.
20

PROCESS: Alternative 1
DOWNTOWN REDEVELOPMENT PLAN ALTERNATE 1
The proposed redevelopments are intended to increase the number of downtown residents, create additional street level commercial spaces, and enhance the downtown experience through additional plazas,
gathering areas and public amenities.
This alternate explores the entire redevelopment of the Park and Shop; providing mixed use development
along Elm Grove Road. A community grocery store is proposed along Wall Street. Other commercial and

mixed use buildings are proposed along the creek-side parkway. A centralized parking lot provides parking
for adjacent buildings and provides a “park once” opportunity. Townhomes are proposed along the creek at
Wall street as a transition between existing housing (Heritage Senior Living) and the commercial and mixed
use of the Park and Shop.
The Reinder’s property is redeveloped with new mixed use along Watertown Plank Road, and multifamily
housing to the north. The housing acts as a transition between the commercial district and the single family
residences to the west of Elm Grove Road.
A new mixed use devel-

opment is proposed
along Watertown Plank
Road, extending from
the Elm Grove Travel
building (preserved) to
Church Street. In this
proposal, Elm Grove
Street terminates at the
proposed parking lot;
creating the opportunity for more Watertown
Plank Road commercial
frontage and green
space.
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PROCESS: Alternate 1
DOWNTOWN REDEVELOPMENT PLAN ALTERNATE 1: Systems overview
VEHICLE NETWORK


Vacate a portion of North Elm Grove road in favor of creating a strong connection from Elm Grove
Road (south of Watertown Plank Road) through proposed mixed use and housing development in
Reinder’s property.



Create street network through Park and Shop redevelopment, including a creek-side parkway. One
connection is created at Watertown Plank Road, at Elm Grove Road, and at Wall Street. Minimizing
driveway and street curb cuts will minimize confusion and help mitigate congestion.



Close Elm Grove Street at proposed mixed use building
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PROCESS: Alternate 1
DOWNTOWN REDEVELOPMENT PLAN ALTERNATE 1: Systems overview
OPEN SPACE


Enhance new greenspace created by Underwood creek daylight project with overlooks, plazas, and
trail



Provide community plazas along Watertown Plank Road



Provide plazas and sidewalk seating for restaurants



Create boulevard island within Elm Grove Road in the Reinders development



Provide a greenspace buffer between proposed buildings and railroad tracks
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PROCESS: Alternate 1
DOWNTOWN REDEVELOPMENT PLAN ALTERNATE 1: Systems overview
PEDESTRIAN NETWORK


Include sidewalks along all proposed streets



Create Underwood Creek trail with connection to regional trail south of Wall Street
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PROCESS: Alternative 2
DOWNTOWN REDEVELOPMENT PLAN ALTERNATE 2
New mixed use developments are proposed along Elm Grove Road and at Watertown Plank Road and Elm
Grove Street. These developments are proposed to increase the number of residents living in and supporting the businesses of Downtown. Many existing buildings, such as the Park and Shop, Sendik’s, and
Mill Place are preserved with modifications to roads and parking lots; the number of driveway entrances to
Watertown Plank Road is minimized, and driveways were added to improve connections from the Park and
Shop to Elm Grove Road.
This alternate proposes the realignment of Elm Grove Road through the southwest quadrant of the
Reinder’s property. Multifamily housing, specifically four-flat residential units would ease the transition
between single family residential and proposed mixed use buildings in the downtown core. Other development in the Reinder’s property would consist of single family residential to the north with a private road
access off Elm Grove Road, and multifamily residential along Elm Grove Road. Parking areas buffer the
multifamily residential from the railroad.
Similar to Alternative 1, a new mixed use development is proposed along Watertown Plank Road, extending from the Elm Grove
Travel building
(preserved) to Church
Street. In this proposal,
Elm Grove Street continues to Watertown
Plank Road. A proposed building setback
creates a public green.
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PROCESS: Alternative 2
DOWNTOWN REDEVELOPMENT PLAN ALTERNATE 2: Systems overview
VEHICLE NETWORK


Realign North Elm Grove Road through Reinder’s development



Create street network through Reinder’s development



Modify street network and parking within Park and Shop area



Provide vehicle connections from Park and Shop to Elm Grove Road
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PROCESS: Alternative 2
DOWNTOWN REDEVELOPMENT PLAN ALTERNATE 2: Systems overview
OPEN SPACE


Enhance new greenspace created by Underwood creek daylight project with overlooks, plazas, and
trail



Provide community plazas along Watertown Plank Road



Provide plazas and sidewalk seating for restaurants



Provide a greenspace buffer between proposed buildings and railroad tracks
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PROCESS: Alternative 2
DOWNTOWN REDEVELOPMENT PLAN ALTERNATE 2: Systems overview
PEDESTRIAN NETWORK


Include sidewalks along all proposed and existing streets



Create trail with connections to regional trail south of Wall
Street and trails within Village park
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PROCESS: Alternative 3
DOWNTOWN REDEVELOPMENT PLAN ALTERNATE 3
Feedback from the charrette public meeting as well as ongoing feedback from the Village Trustees, staff,
and residents helped transform the two previous alternative concepts into Alternative 3. Potential redevelopment sites have been identified as the Reinder’s property, the Park and Shop, along Watertown
Plank Road at Elm Grove Street, and at the Sisters of Notre Dame (Sisters) property. Alternate 3 proposes land use categories for the Sisters property but does not make recommendations on building footprints, only that the main iconic building and cemeteries be preserved.
General Design Concept
This concept proposes the whole redevelopment of the Reinder’s property and Park and Shop areas including street networks with generous 8’ sidewalks, planting strips with street trees, and parallel parking
where space allows. A trail connection is proposed to link the regional trail to the south, across Watertown Plank Road and Juneau Boulevard to the Village park trails to the north. Proposed mixed use build-
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PROCESS: Alternative 3
ings would have commercial space on the first floor with office or residential on the upper floors.
Per the current Village code, 1,686 parking stalls are required per the proposed building uses. This
scheme accounts for 1,466. This scheme provides less parking that what is currently required per code.
Parking was identified as an important issue to the residents of Elm Grove. As a result the Preferred
Downtown Redevelopment Plan reduces building square footages and stories of building to ensure parking quantities are within the requirements.

Park and Shop Area
Building development was not desired along the creek because of the proximity to the railroad tracks;
instead Alternate 3 proposes a parking lot and trail with creek overlooks adjacent to the creek. A small
(about 30,000 sf) grocery store is proposed adjacent to Wall Street; its entry would face a parking lot to
its northwest. Mixed use buildings along Elm Grove Road could be designed to have storefronts on both
Elm Grove Road and the internal proposed road. Mixed use buildings activate the street running parallel
with the creek.
Reinder’s Property
The alignment of Elm Grove Road is extended across Watertown Plank Road, through the proposed
mixed use and housing development, reconnecting with the existing alignment of North Elm Grove
Road. This creates a safer and more coherent crossing of Watertown Plank Road, and provides a vegetated buffer and multiuse trail between existing single family residential and the proposed development.
Mixed use development covers the southern portion of the Reinder’s site with multifamily residential on
the northern portion of the site. Underground parking is provided for residents of multifamily housing.
Additional surface parking and on street parking is provided for the commercial and office uses. Centralized parking areas and a network of sidewalks and trails encourages visitors and residents to park once.
Watertown Plank Road at Elm Grove Street
Mixed use development is proposed along Watertown Plank Road with proposed commercial on the
ground floor with residential above. Elm Grove Street is proposed to terminate in a parking lot to the
north of the building. A breezeway could be incorporated into the first floor to ensure that pedestrians
can walk from Elm Grove Street to Watertown Plank Road. A portion of the proposed building is set
back from the public sidewalk to create a public plaza or green space.
School Sisters of Notre Dame (SSND) Property
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PROCESS: Alternative 3
Single family residential land use is proposed adjacent to existing single family land uses to create a buffer to proposed multifamily residential land use and the redevelopment of the SSND building. Road connections to the single family residential could be made at Green Meadow Place’s cul de sac, and a “T”
intersection could provide access off Red Barn Lane. Roads serving the multifamily residential should be
separated from the single family residential roads and access should be limited to Stephen Place at the
existing Sisters driveway or along Watertown Plank Road.
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PROCESS: Online Survey
ONLINE SURVEY
The online survey was hosted on the Village of Elm Grove’s project website; in addition, hard copies were
available at Village Hall and results were manually entered into the online survey by Village staff. There
were 397 respondents. A copy of the survey, including comments is included in Appendix XX.
Most respondents were between 31-50 years old (56.6%)
and 51-70 years old (30.5%). A word cloud was created by
compiling the most frequent used words in response to the
question “What are three words or phrases that best describe Downtown Elm Grove’s strengths or assets?”; top answers included quaint, small, and walkable. Similarly, a word
cloud was developed for the question “What are three words
or phrases that best describe Downtown Elm Grove’s needs

Question 1: Strengths and Assets

or weaknesses?”, top responses included lack, shops, parking,
traffic, and coffee.
In response to the question, “What land uses should be the
priority of Downtown Elm Grove’s redevelopment? (select all
that apply)”, both retail/commercial and eating/drinking got
over 80% of the vote. Most respondents preferred to see unifying design elements defining Elm Grove’s character (76.5%)
when asked “ Which of these design elements do you feel are
important to include in Downtown Elm Grove’s redevelop-

Question 2: Needs or Weaknesses

ment? (select all that apply)”.

Question 3: Future Land use preferences

Question 4: Design elements preferences
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PROCESS: Online Survey
When asked “Related to Downtown Elm Grove, please indicated the level to which you agree or disagree
with these statements” the responses are represented below. Public perception suggest that there is
room for improvement of the walkability and bikeablity of downtown, that the current number of parking
stalls are adequate, streets are well maintained, and that Elm Grove has a strong sense of place.
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PROCESS: Online Survey
When asked “How frequently do you visit the following downtown destinations?”, responses included:

In the final question, survey participants were encouraged to “Please let us know if you have any additional
comments.” (Full text of responses is available through the Village.) General comments lean toward an approach that focuses on “evolution, not revolution”, retain the Norman Rockwell feel, that redevelopment be
family friendly, keep the Park and Shop sign, development to be environmentally friendly to attract young
families. Comments geared toward bike and pedestrian needs include improving bike and walkways for kids
safety, additional trails, and creating or retaining a walkable downtown.
Many responses looked to local communities such as Delafield, Greendale, and Whitefish Bay as precedents
for redevelopment. Some responses looked to Wauwatosa as a good example, however many commenters
were opposed to the height and density of Wauwatosa’s buildings, its traffic, preferring Elm Grove to be
more quaint and unique. Requests were made for additional commercial, including more restaurants, coffee
shops, a toy store, wine bars, a pharmacy, and to ensure Sendiks remains in the Village. Responses related to
demographics include the desire for retail that attracts a younger crowd, and encouraging long term residents to accept change to downtown. Responses preferred higher end, owner occupied multifamily housing,
while many survey participants requested that no additional housing be added downtown.
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PROCESS: Market Analysis
MARKET ANALYSIS
Place Dynamics was part of the design team responsible for completing a market analysis and identifying gaps in the market in which the Village of Elm Grove can add services, destination points, housing,
and other opportunities to attract investment to the Downtown Corridor.
A summary of the market analysis is located in the measurement section of this report, the full market
analysis is contained in Appendix A of this report. The market analysis report identifies housing

opportunities, commercial, retail, and dining opportunities, as well as a focus on attributes that can
economically revitalize the Downtown Corridor. Focusing on the gaps in the market and then filling
those gaps will give the opportunity for immediate investment, since these are the critical factors
investors and developers use to decide on the right opportunities for their services.
The opinions, findings and results of this Plan were all weighed against this market analysis. Information
contained throughout this Plan allows for filling these market gaps with targeted development types for
the success of the Village of Elm Grove. Keeping the Village’s finger on the pulse of these gaps and
focusing on filling them will be a consistent opportunity for success within the Downtown Corridor.
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PROCESS: Economic and Density Analysis
ECONOMIC & DENSITY ANALYSIS
During the process of developing this Plan questions arose regarding the socioeconomics of density and
the impacts they may have on the Village. It was therefore determined that before a preferred alternative be selected or preferred densities be established, an economic and density analysis should be undertaken.
As discussed previously, a market analysis was performed to show trend data and available gaps for
the Village to fill with development. The bigger question was regarding what the density of certain
types of development looked like and what the economic impacts of these densities meant to the
Village. Economic professionals were brought in to work through these questions and deliver the
results to the Village.
The results of the economic studies and how the planned development densities would look and feel to the
community are located within the Measurement portion of this report. Three economic scenarios were explored:
1. Existing Downtown Corridor economics
2. Economics of having no Downtown
3. Preferred Downtown site plan economics
Taking the results of these scenarios and applying the figures to any development proposed to the Village
will aid the approving agencies in predicting the economic impacts of the proposals. Because the economic studies look at the Downtown Corridor area as a whole, the Village can allow for flexibility in the location of development types.
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GUIDING PRINCIPLES

Through feedback from Village Trustees, staff, and residents, as well as professional
experience, the following guiding principles were developed to aid the design team in
the creation and refinement of the Plan. Equally, these design principles can be used to
measure future development proposals.

1. Create a vibrant Downtown business district with a focus on local
specialty shops, restaurants and services
2. Create a unified identity and image, including greater attention to
key gateways, wayfinding and parking layouts
3. Support a mix of new infill housing opportunities of varying
densities, including mixed-use developments where appropriate
4. Improve vehicular and pedestrian access to Downtown and surrounding
neighborhoods

5. Respect the surrounding neighborhoods, including proper
transitions between residential and non-residential uses
6. Design and locate buildings, parking areas, sidewalks and trails which
support a strong pedestrian environment
7. Establish a high-quality public realm and street-scape, reinforcing and
leveraging Downtown’s identity, image, accessibility and natural amenities
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IDENTIFICATION
This section identifies the current conditions, perceptions
and challenges as well as opportunities and desires to shape
future growth. Cartographic visualization of physical conditions of buildings in the downtown core, building usage,
physical building height, existing parking opportunities, current zoning and environmental features are provided here.
These maps provide easily accessible information and provide a basis of understanding of the physical features of the
downtown core as well as assisting in visualization and
brainstorming of future use. Additionally, a market analysis
provides data driven guidance based on market conditions
for future redevelopment goals.
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EXISTING CONDITIONS
COMMUNITY PERCEPTION:
The Village primarily consists of single-family residential land use. Its Downtown core is located along
Watertown Plank Road between Elm Grove Road and Juneau Boulevard. Commercial areas dot the periphery
of the village, and are concentrated along Highway 18 and Pilgrim Parkway near Brookfield Square, and at
the intersection of North Avenue and 124th Street. Determined from the online survey “quaint,” “small” and
“walkable” were three words used most frequently to describe the current strengths of Downtown, while

“shops” (presumably lack thereof), “traffic” and “parking” were used to describe the current weaknesses.
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PROJECT CHALLENGES AND OPPORTUNITIES
CHALLENGES AND OPPORTUNITIES MAP:
Prior to the commencement of the project, the design team developed this challenges and opportunities map
to aid in discussions with the Village to better understand what they saw as challenges and opportunities.
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EXISTING CONDITIONS
BUILDING INVENTORY AND DOWNTOWN WALKING TOUR NOTES
Village staff and the design team walked the Downtown Corridor on July 12, 2018. Project opportunities and
challenges were discussed. Building occupants, uses, address, and condition of building were noted.
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EXISTING CONDITIONS

BUILDING PHYSICAL CONDITIONS:
The Downtown core consists of a mix of building ages, types and uses. Downtown is a mix of traditional

“Main Street” development along Watertown Plank Road between Elm Grove Road and Juneau
Boulevard, and vehicle centered shopping at the Elm Grove Park and Shop. Buildings in Downtown Elm
Grove are generally well maintained, and the majority of buildings appear to be over 50 years old.
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EXISTING CONDITIONS
BUILDING USE

USE

FIRST FLOOR (SF)

% OF FIRST FLOORS

TOTAL ALL FLOORS

TOTAL %

Eating / Dining

14,000

7%

16,000

3%

Retail

47,500

20%

57,500

12%

Office

73,400

31%

88,100

18%

2,500

1%

2,500

1%

Storage

14,000

6%

38,000

8%

Gov/Religious/Non-profit

15,000

6%

204,000

41%

Cultural

44,000

6%

44,000

6%

Personal Services

10,800

19%

50,003

10%

Vacant

10,800

5%

14,800

3%

237,200

100%

498,903

100%

Repair Service

Total
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EXISTING CONDITIONS

BUILDING HEIGHT:
Building heights are documented in stories above-grade to guide Downtown infill and development.
Currently the Village of Elm Grove accepts up to two-story building heights, with a third story being
possible when elevations are favorable for the extra height. This has been an area of discussion in all of
the public processes, and the Board of Trustees has agreed to look at adjusting Village code requirements
on a case-by-case basis when incentives that benefit the community are provided to the Village for this
consideration.
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EXISTING CONDITIONS

PARKING AND TRAFFIC CONDITIONS:
Redevelopment of the Village of Elm Grove’s Central Business District should ensure an appropriate quan-

tity of parking spaces for residents and visitors from outside the district. Current parking counts follow.
Watertown Plank Road provides 50 parallel parking and 90 degree head-in parking stalls between Elm
Grove Road and Juneau Boulevard. Wall Street provides 10 parallel parking stalls. The Park and Shop lots
provide 454 parking stalls in total. An additional 617 stalls are provided in the Downtown area within parking lots, with a major concentration (135) at Sunset Playhouse.
The greatest traffic counts are along Watertown Plank Road; average traffic volume is between 9,400 and
13,300 vehicles per day.
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EXISTING CONDITIONS
ENVIRONMENTAL:
The environmental features of this Downtown Corridor are set to be enhanced through the daylighting of
Underwood Creek, and are highlighted by parks and flood control areas.
Underwood Creek flows roughly from north to south through the center of the Village’s Downtown district.
Since the 1960s, a portion of the creek south of Watertown Plank has been routed underground through a
culvert, but plans are in place to daylight, or uncover, the creek. The proposed daylighting project will realign
the creek to the periphery of Elm Grove Park and Shop, adjacent to the railroad right of way. This stream cor-

ridor presents an opportunity to create a recreational and environmental asset for the Village, and could provide an aesthetic focal point for future recreational development.
Assessing the current flood areas, planning for new and creative ways to handle storm water runoff, and enhancing the natural beauty of Downtown Elm Grove are all key focuses within this Plan.
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EXISTING CONDITIONS
CURRENT ZONING:
Village zoning will be evaluated during normal intervals as per the Village’s scheduling. Zoning changes may
be required for certain types of developments within the Downtown Corridor and will be evaluated by Village
Planning staff and Board of Trustees on a case-by-case basis.
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EXISTING CONDITIONS
ECONOMIC CONDITIONS
Elm Grove has faced challenges in retail retention and
succession. Attentive development within the vision of
the Village should encourage and enable an environment
in which small businesses not only thrive but also drive
complementary businesses.
Small businesses in the Village center drive the

economics, featuring industries such as banking and finance, professional services, healthcare and retail.

SOCIAL CONDITIONS:
Elm Grove is home to a populous of roughly 6,000
residents, many of whom hold bachelor’s degrees or
higher. According to the 2017 American Community
Survey estimates, roughly 25.5% of Elm Grove residents
are 65 years and over. As residents age, there is a strong
desire to remain in the community, and well-thought-out
development may enable more seniors to not only
remain in the Village but to remain part of an active,
vibrant community. Outside of community events and
Village organized public space programming, current social opportunities within the Village are limited by the
fact that there are few eating and drinking establishments in the Downtown.
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EVALUATION
This section outlines priorities for investments the Village
should consider when reviewing and accepting plans to
develop areas within the Downtown. These are
recommendations based on the public engagement process,
assessment of existing conditions and the market analysis.
It sets the path for targeted development matching the
framework Elm Grove desires for the Downtown Corridor. In
addition to setting priorities, this section also identifies key
areas of collateral impacts, streetscape and design considerations which will be required as redevelopment progresses.
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DEVELOPMENT PRIORITIES
1. Destination Downtown


Creating Downtown as a destination through attracting development that meets the aesthetic,
commercial, retail, and social framework of Elm Grove will compliment the Village character and
attract the visitors and residents to this exciting area.

2. Pedestrian spaces, safety and access


Pedestrian spaces, accommodation and sensitive design encourage people to drive less and walk
more. This reduces traffic and serves as a “place-making” feature, wherein Downtown becomes
the destination more than just an errand.



All new roadways should include sidewalks on both sides of the road where feasible. Sidewalks
should typically be a minimum of 8 ft. wide near retail areas (6 ft. in less highly trafficked areas).



Minimize road widths and enforce low speed limits (less than 25 mph) in retail areas to enhance
pedestrian safety.



Utilize street trees spaced at regular intervals (ideally less than 40 ft. on center where feasible) to
provide shade, enhanced aesthetics, and even passive stormwater treatment.



Pedestrian-scale lighting (typically less than 20 ft. to the lighting fixture) should be added along
pedestrian thoroughfares to enhance safety, improve aesthetics, and extend potential business
hours into the evening.



Encourage businesses to develop sidewalk cafes, outdoor patios, and publicly accessible plazas

that will help to activate public space. These should be clustered along new access roads
developed within the south parcel and should face the streetscape or stream Corridor (as opposed to off-street parking) wherever possible.


Identification of responsibility should be made with regard to what pedestrian access will be
maintained during winter months or other seasonal events and by whom.



Adequate parking and traffic circulation


Parking needs in Downtown may increase with the increase in multi-family homes – any
development which increases the number of permanent residents should provide parking in
quantities required by zoning and land use in designated private lots (surface or underground) so

as to leave surface lots and streets for customers of Downtown businesses, shops and restaurants.


Traffic circulation and traffic calming measures should be considered in order to facilitate trips to
and from Downtown businesses while maintaining walkability.



Avoid construction of parking in excess of what is required by planned businesses and residential
areas. Maximize the use of on-street parking and underground parking where feasible to leave
developable land available for commercial, residential, and green open space uses which will yield
higher economic and social dividends than off-street parking.
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DEVELOPMENT PRIORITIES


Wayfinding


Additional wayfinding signage should be implemented to supplement existing wayfinding signage
in order to safely guide both pedestrians and vehicles to key destinations.



Content for wayfinding signs should include the locations of key landmarks, large retail and dining
establishments, parks, and trails.



Pedestrian kiosks can offer more detailed wayfinding maps and an inventory of Downtown
businesses. These should be located near parking areas or at busy intersections to enhance their
visibility and promote their use.



A gateway structure should be employed to mark the entrance to the new Downtown district and
communicate the neighborhood’s ‘brand’ to new visitors.

5. Mixed use, variable density development


Housing


Increase available Downtown housing.



Multi-family and senior housing support aging in place; senior housing should mix varying
degrees of independent and assisted living.



Senior housing should be located in close proximity to neighborhood shops and amenities
like grocery stores, convenience stores, libraries, and community centers to foster
independence without the need for vehicular transportation.



Retail and dining


Opportunities for socialization and utilization of Downtown space after traditional business
hours and outside of community structured activities.



Spur economic enhancement of neighboring small businesses through exposure or linked
visits.




Promote outdoor activities and utilization of shared community spaces.

Design guidelines


Utilize a variety of materials, fenestration, columns, and/or awnings to break up facades
and create visual interest.



Doors should occur at regular intervals (ideally every 25-50 ft.) to activate the street scape
and encourage retail foot traffic. Doors should be recessed to avoid swinging into pedestrian traffic.



Street-level building facades should be more than 70% transparent glass to enhance
window shopping and encourage pedestrian traffic into stores and dining establishments.



Storefronts should use a ‘build to’ line that is typically 0 to 10 ft. back from the property
line rather than a minimum setback standard. This creates a uniform edge to the
streetscape and encourage pedestrian traffic into retail establishments.



Implement Village “Downtown District Site Design Guidelines”
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MEASUREMENT
Measuring the data for use in decision making is a critical
path item in the successful implementation of this Plan. This
will give the Village of Elm Grove the tools necessary to make

informed decisions throughout the approval process of
development plans, infrastructure installation and
maintenance, and sound economic forecasting.
This section includes the data metrics that will need to be
considered as development opportunities are assessed and
refined. Metrics include housing market trends and data on
economic opportunities for targeted development based on
market analysis as well as development types which will sustain one another.

52

UTILITY INFRASTRUCTURE
The availability of proper infrastructure is the key to development in any community. The Village has the
means to deliver this infrastructure to the Downtown Corridor through available water supplies and sewer
capacities as represented in the Villages service agreements.
The School Sisters of Notre Dame property will be the catalayst development area for implementing the infrastructure improvements for the Village indicated below. These improvements will then be able to be run
throughout the downtown corridor with developer involvement in delivery of the services to the prospective
site.

MUNICIPAL WATER
The ability for the Village to obtain Municipal Water supplies to the target areas will be a key to the
development plans within the Village. Obtaining this water will be a direct partnership between the Village
and prospective developers in some form of cost sharing agreement making it equally equitable for the
Village and the developer.
SANITARY SEWER
Sewerage capacity is available for Village use as development need becomes apparent. The Village will work
with developers to find equitable means of delivering these services and utilizing these capacities to promote

the development of the Downtown Corridor. These negotiations will happen between developers and the
Village Board and appropriate staff.
STORMWATER MANAGEMENT
Stormwater management will be the responsibility of the developer in most cases. The developer will be
required to meet Milwaukee Metropolitan Sewerage District code Chapter 13 as well as Article II Stormwater Management of the Village’s Code of Ordinances. The Village will require the developer to
submit plans showing the appropriate attention within design to meet these obligations. This will also require
the developer to obtain permitting necessary to perform construction of the desired development.

DAYLIGHTING OF UNDERWOOD CREEK
The daylighting of Underwood Creek project has been designed and is awaiting funding participation from
the Village and prospective developers. The daylighting of this creek will be a major factor in beatification of
the Downtown Corridor area and adding public engagement space to the Village.
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GENERAL HOUSING MARKET TRENDS
Changing generational preferences are impacting housing markets in large and small communities across the
country. This starts with the Silent Generation born during the Depression and World War II. Now in their
80s and older, they have proven to be less likely than their parents to move to places like Arizona and
Florida. As they tend to be more affluent than other generations, they have traded up to larger housing, and
may now seek to move into housing (such as condominiums) that are easier to maintain and designed for
people who have mobility concerns.
The Silent Generation and those that follow have an expectation and desire to remain active and
independent well into their old age. An ever greater number will live well into their 80s and beyond, and the
ranks of the very old will continue to swell. By 2025 the first of the Baby Boomers will reach the age of 80.
Driven by a need for greater levels of assistance and proximity to services, these older households will be
inclined to move from other areas within the Village, as well as from Brookfield and other parts of Waukesha
County into more urban centers such as Downtown Elm Grove, to better meet their needs.
As already mentioned, the Baby Boomers are aging. Half have already reached retirement age, yet they are
more likely than prior generations to keep working beyond the age of 65. At this time they are still occupying

suburban single family homes, but show more of an inclination than prior generations to choose condo living
and to select a mixed use neighborhood. Each successive generation shows a greater propensity to select this
type of neighborhood (though still a minority of the total).
Generations X and Y are presently the prime market for purchases of new and existing homes. Economic
realities – these generations may not be as well off as preceding ones - and housing preferences may drive
many of these households away from large homes on large lots. Active lifestyles and limitations on time are
significant factors in the selection of housing. All of these considerations may result in increased demand for
condominiums, townhomes, and detached housing in places that have immediate access to amenities that
are desired by these buyers.
Millennials are just entering the housing market, and many are staying within their parents’ households well
into their adult years. This is partly for economic reasons, as they entered the workforce at the height of the
recession and are likely to carry significant student loan debt. When they do venture out to establish their
own households, they are looking for housing in neighborhoods close to the activities and social life they
value.
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HOUSING
DOWNTOWN OPPORTUNITIES:
New housing in the Downtown area will be characterized by the site
selection and zoning of the redevelopment sites being new construction or
adaptive reuse. The ability to market housing will be impacted by
competition in developers wanting to use existing frameworks or seeking
new construction. This Plan provides the information for the Village to
influence these factors. The Village has the ability to proactively identify
and secure control of redevelopment sites, prepare redevelopment

concepts that specify acceptable uses and provide financial or technical
assistance to projects meeting predetermined
criteria.
Higher costs associated with redevelopment and the desirability of
increasing residency in the central part of the Village dictates multifamily
development. Possibilities include multi-unit condominium buildings
(typically flats), row houses, upscale townhouses and apartments.
Communities that have been successful in developing Downtown housing
have generally had some significant amenity that has helped them to

attract residents to the area. Often, this has been a natural
feature such as a lake or river, or even a significant public park or plaza.
Concentrations of quality eating and drinking places, cultural venues, and
unique shopping can also be a lure. Elm Grove possesses some of these
characteristics. Downtown is walkable and well maintained;
provides many personal services; and has a grocery store. However, it has
few distinguishing features to draw residents. As Underwood Creek is
daylighted and improvements are made to the Downtown district, the area
will become increasingly attractive for residential development.

Additional restaurants and shops will generate more opportunities for
social interaction that makes people gravitate to a mixed-use district.
In the final analysis, the challenge for Elm Grove may not be a question of
whether there is demand for the attached housing built in a Downtown
district, or whether there are suitable sites for redevelopment in the
district, but whether the Village can identify a suitable project that meets
the needs of prospective buyers while also maintaining the quality of life
that current residents have come to enjoy.
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Analysis suggests there is
significant demand for
owner occupied units
and additional
apartments which can be
supported in the Village.
Using the data and
information in this plan
will help the Village
preserve the existing
neighborhood and
community charm while
allowing development in
the downtown creating
fewer impacts to nearby
residences.

HOUSING
ANALYSIS DATA
The market analysis indicates that there is strong growth among the older age brackets. A large number of
these older households (headed by a person 55 or older) may find condominiums and apartments in the
downtown area an attractive alternative to a single family home. Demand for townhomes or condominiums
is projected to be around 260 new units per year within the market study area (the area within approximately five miles of the Downtown Corridor).
There is an opportunity for new units to capture market share by providing a better quality product. There is
a largely untapped demand for higher-end, more expensive rentals in the Elm Grove Market, as suggested by
the estimated annual renters by monthly rent figures below. These are units that can be developed downtown.
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RETAIL & DINING
DINING
Downtown Elm Grove has few retail stores or restaurants. Even with the existing establishments, Downtown
captures only a small portion of total demand for full and limited service restaurants. Snack and coffee shops
fall substantially short of demand and are under-represented among the current restaurants. Given the large
resident population and the large commuter population arriving daily, food service businesses carry great
potential for success in Downtown Elm Grove. Breakfast and lunch, especially, could cater to the large
number of professional services employers throughout the Village as the host clients, facilitate meetings and
drive the economy. Additionally, a walkable Downtown facilitates opportunity for unique restaurants and
snack shops catering to visitors and residents alike.
RETAIL
Small, locally owned shops featuring apparel, home furnishings, galleries and specialty foods may find a
pleasant and advantageous environment in Downtown Elm Grove. As this cluster grows, it can be leveraged
to persuade customers to take linked trips so long as parking is adequate, businesses are accessible and
there is enough of a place ambiance present. Larger nearby retail centers such as Wauwatosa and Brookfield
may also be a source from which to draw customers as they travel between them and may stop off in Elm
Grove.
SUMMARY

Elm Grove has an advantageous location and a populous within and nearby who is interested in additional
unique retail and dining opportunities (per public comments and the online survey results). Infill and development with this in mind could allow small businesses, shops and restaurants to develop a cluster which
thrives and draws from Elm Grove residents and surrounding communities. Ground-level storefronts, restaurants and eateries and placemaking greenspace all support Downtown as a destination.

57

RETAIL & DINING
ANALYSIS DATA
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RETAIL & DINING
ANALYSIS DATA (continued)
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RETAIL & DINING
ANALYSIS DATA (continued)
The average household in the primary trade area spends about $3,480 annually on food away from home.
With both a large resident population and heavy worker traffic, food business have the potential to be very
successful in downtown Elm Grove. The authentic walkable setting of the downtown complements unique or
local chain businesses. For their part, consideration should be given to daytime traffic including breakfast,
especially lunch, and late morning or early afternoon business meetings that see locations such as can be
provided in the district.
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ECONOMIC ANALYSIS & OPPORTUNITY DATA
During the planning process, analysis of several economic scenarios were performed. Taking the results of
these analyses and interpreting the data into development proposal situations will give the Village the ability
to predict with some certainty the cause and effect of approving certain developments in certain locations
within the Downtown. Included in this section are the economic results of the scenarios for continual check
and balance analysis of development plans submitted to the Village for consideration within the Downtown
Corridor.
The economic impacts of these scenarios should be used as a guiding tool for making development decisions
as proposals are presented to the Village.
Styles of development, land uses and Village Code modifications can be measured against the economic
impacts as shown in these scenarios for more informed decision making as the Village looks to the future of
supporting the Downtown Corridor, revitalizing the economic status of this area and entertains developers
looking to establish footprints in the Downtown.
The data in this section will allow for housing, retail, commercial, dining, and infrastructure decisions to be
made while estimating the economic impacts of these decisions. This will also allow the Village the
opportunity to negotiate with developers for needed infrastructure, parking, transportation updates and other vital Village services to ensure the prescribed growth meets the needs of the Village through cost sharing
and public/private partnership.
Understanding and using this information will set the stage for informed decision-making and effective implementation and measurement matrices of the proposed development, from proposal to end product and
final economic impacts.
EXISTING ECONOMICS:


Study area comprised of $71,835,000 of as-

sessed value which is 6.21% of the Village;
84.98 acres (4.04%) and generates an estimated
$448,813 in taxes (6.54%)


There are currently a total of 105 dwelling

units in the study area, the maximum number
of units allowed under current code is 107


56.9% of the study area is comprised of

commercial assessed value and 42.4% residential
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assessed value.

ECONOMIC ANALYSIS & OPPORTUNITY DATA
EXISTING ECONOMICS (continued)
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ECONOMIC ANALYSIS & OPPORTUNITY DATA
PROCESS:
This Plan also looked at the economic results of eliminating the Downtown to create a baseline of what the
Village economics would be if there ceased to be growth and the Downtown area was vacated. This analysis
did not account for what the area would turn into if it was vacated.
NO DOWNTOWN ECONOMICS:


The assessed value of commercial property in the Downtown Study Area is $40,843,300 and an
estimated $200,467 in taxes.



Removing the commercial property in the Downtown Study Area would increase the tax rate by
3.5% from $16.4914 to $17.0736



As an example, this would increase the tax bill by $291.12 for every $500,000 in assessed value
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ECONOMIC ANALYSIS & OPPORTUNITY DATA
NO DOWNTOWN ECONOMICS:
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ECONOMIC ANALYSIS & OPPORTUNITY DATA
NO DOWNTOWN ECONOMICS:
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ECONOMIC ANALYSIS & OPPORTUNITY DATA
PROCESS:
As a final piece to the Plan, an economic analysis of the proposed Plan was also performed. This shows the
economic results of development in Downtown Elm Grove as shown in the proposed plan rendering in this
report’s appendix.
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SUMMARY
This section includes the data metrics that have been considered the development of these guidelines as
wells the metrics which will need to be considered as opportunities are assessed and refined. Perhaps the
most influential to the downtown core, general housing market trends are provided here in order to create
awareness of the bigger picture of the housing market as Baby Boomers are aging out of large single family
homes and into smaller homes or multi-family dwellings providing varying levels of assistance. As Elm Grove
works to keep its aging populous engaged as part of a thriving community, the Village must also continue to
provide social, retail and dining opportunities to continue to draw families, young professionals and visitors
from adjacent communities. This section also includes data on economic opportunities for targeted
development based on market analysis as well as identification of development types which will sustain one
another.
Current Village PDO ordinances are the governing force for the development and matrix values within this
Plan. These ordinances will have to be consistently reviewed and compliance with the Ordinances will be a
large part of encouraging development of this area. Consistent review will also include assessing the viability
of the code, as developer options are presented, and engaging the public in applicable discussions as needed
for development approvals.
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DECISION
This section is devoted to items for consideration when
making decisions on proposals presented to the Village. This
section outlines key factors to consider based on the

preferred Downtown Site Plan , the economics, the market,
aesthetics, and community charm. This is a culmination of
the data referenced in the prior sections of this Plan.
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HOUSING
TARGETED HOUSING TYPES:
Multi-unit condominium buildings (typically flats)
Town homes
Row houses
Single family residence
Apartments
Multi-use with upper floor apartments

BUILDING HEIGHT RECOMMENDATIONS:
As per the Village of Elm Grove code and public input comments, building heights are held to two floors.
There can be an exception for a third floor footprint along Elm Grove Road where elevations are friendly to
the additional floor.
AESTHETIC ATTRIBUTES:
To keep with the aesthetics and community charm of Elm Grove, all housing should be of an upscale aesthetic appearance and will require approval by the Village before construction of any dwelling to ensure this
is met in the design and construction of the building. Elm Grove’s Downtown Design Guidelines should be

relied upon for aesthetic standards.
LOCATION, LOCATION, LOCATION:
As depicted in the Downtown Master Plan preferred layout in this section, housing should be considered in
the following locations:


Multifamily residential along the northeast side of the Downtown Corridor near the
rerouted Elm Grove Road and to the north side of Watertown Plank Road.



Multi-use housing should also be considered along the north side of the Downtown
Corridor.



Within the boundary of the current School Sisters Property:


Multifamily residential



Upscale town homes



Single-family residential
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RETAIL, DINING, COMMERCIAL
TARGETED DINING OPPORTUNITIES


Locally owned and operated cafés maintain the small, quaint ambiance



Small, regional chains with name recognition help to draw those from outside Elm Grove



Casual, drop-in such as pizza, coffee or dessert entices visitors to stop by as part of a linked trip



Formal, sit-down such as fine dining, full service or family style encourage trips to Downtown
specifically for dining and socializing



Family friendly brewpub near the river may attract visitors from the nearby regional trail



Work week/workday café may supplement one or more of the commercial buildings south of
Watertown Plank

TARGETED RETAIL OPPORTUNITIES


Art galleries and gifts



Craft and hobby supplies



Home furnishings



Specialty/health food stores

AESTHETIC ATTRIBUTES


Storefronts and restaurants should be at least 70% transparent glass to enhance window
shopping.



Doors should occur at regular interval to activate the streetscape and encourage foot traffic, and
should be recessed to avoid swinging into pedestrian traffic.



Storefronts should use a ‘build to’ line to create a uniform edge and encourage pedestrian traffic.



Buildings should utilize columns, awnings and various building materials to create visual interest.

LOCATION, LOCATION, LOCATION


Retail and dining establishments should be on the first floor, street-level, of multi-use structures
to encourage visits and enhance access.



Restaurant establishments should utilize outdoor seating where possible to draw attention,
attract visitors and encourage socialization of duration.



Casual drop-in restaurants should consider locations adjacent to or within view of green space or
ample patio space to encourage families with children to dine, then play.



Per the rendered plan included in this report, most commercial activity could take place on in the
southern two thirds of the Downtown district, with about one third taking place north of
Watertown Plank Road on the lower levels of mixed-use structures, and the remainder being
south in the commercial buildings.
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MARKET POSITION
SUMMARY:
Filling the market gaps is the key to creating desired accommodations and attracting people to live, work and
play in Downtown Elm Grove. Some of the key gaps identified in this study, which should be used in making
decisions on what types of development should be contained in the Downtown, include:


High End Retail



Small Professional Office Space



Personal Office Space



Combined Use Space



Outdoor Dining Establishments



Commercial Areas



Walkable Pathways



Destination Points



Wayfinding



Parking Areas



Public Greenspace



Art Attractions



Wi-Fi Friendly Establishments / Smart City Technologies



Casual Drop-In Style Eateries



Coffee Shop Style Establishments



Waterfront Engagement Opportunities

Attracting developments that fill gaps in the market will help ensure the Village of Elm Grove’s Downtown
meets this vision and is sustainable for future generations:

“Downtown Elm Grove is economically vibrant and functions
as the social center of the community, providing a highly
walkable, safe and comfortable environment for Village
residents and daytime workers to enjoy throughout the year”
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DENSITY
SUMMARY:
Using the economic data and analysis in this Plan will help ensure there are enough residents, businesses and
commercial uses within the Downtown Corridor to ensure the financial support for a vibrant Downtown. As
shown in the Preferred Downtown Redevelopment Plan, concentrating housing to the northeast side of the
Corridor and the School Sisters property will create housing density centers surrounding the shopping,
dining, and commercial centers of the Downtown. This equates to the creation of destination points for
gatherings and events as well as a Downtown that gives the walkable feel the Village desires. This density will
help to maintain the community charm and aesthetic that make Elm Grove special, while allowing the

attraction of new business and exciting destination places along the Corridor.
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PREFERRED DOWNTOWN REDEVELOPMENT PLAN
Feedback from Village staff and the Board of Trustees helped transform the three previous alternatives
into the Preferred Downtown Redevelopment Plan (the Plan). Redevelopment is proposed for the
Reinder’s property, the Park and Shop, along Watertown Plank Road at Elm Grove Street, and at the Sisters of Notre Dame (Sisters) property. The Plan proposes land use categories for the Sisters property
but does not make recommendations on building footprints, only that the main iconic building and cemeteries be preserved.
General Design Concept
The Plan proposes the whole redevelopment of the Reinder’s property and Park and Shop areas including street networks with generous 8’ sidewalks, planting strips with street trees, and on street parallel
parking where space allows. A trail connection is proposed to link the regional trail to the south, across
Watertown Plank Road and Juneau Boulevard to the Village park trails to the north. Proposed mixed
use buildings should have commercial space on the first floor with office or residential on the upper
floors.
Park and Shop Area
The Plan proposes commercial buildings along Elm Grove Road. These are designed to have frontages
on both Elm Grove Road and the proposed internal road. Building entrances on the east side of these
buildings will help the internal road feel more like a downtown street. A reconfigured community grocery store is proposed backing up to Wall Street, with the entry facing the parking lot to the northwest.
The large parking lot in the center includes large planting areas and a walkway linking the commercial
buildings to the north and south.
An L-shaped commercial building at the northeastern portion of the site could include restaurants and
cafes that share the plaza/patio space overlooking the creek and Watertown Plank Road. A bridge over
the creek connects the commercial plaza to a community plaza along Watertown Plank Road .

A creek-side drive and trail parallel the meander of the proposed daylit creek. Parallel parking is provided on both sides of this drive.
Reinder’s Property
The alignment of Elm Grove Road is extended across Watertown Plank Road, through the proposed
mixed use and housing development, reconnecting with the existing alignment of North Elm Grove
Road. This creates a safer and more coherent crossing of Watertown Plank Road, and provides a vegetated buffer and multiuse trail between existing single family residential and the proposed development.
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PREFERRED DOWNTOWN REDEVELOPMENT PLAN
Mixed use development covers the southern portion of the Reinder’s site with multifamily residential on
the northern portion of the site. Underground parking is provided for residents of multifamily housing.
Additional surface parking and on street parking is provided for the commercial and office uses. Centralized parking areas and a network of sidewalks and trails encourages visitors and residents to park once
and walk to all downtown destinations.
Watertown Plank Road at Elm Grove Street
Mixed use and multifamily development is proposed along Watertown Plank Road at Elm Grove Street.

Elm Grove Street is proposed to terminate in a parking lot to the north of the building. The buildings
step back from Watertown Plank Road to create a green, proving a public space amenity the adjacent
commercial uses as well as residents.

Directives for development proposals:


Extend Elm Grove Road through development on Reinders property. Transform vacated portion of
North Elm Grove Road into a landscaped buffer with multiuse trail.



All new planned streets should have a minimum sidewalk width of 8’. Additional width (12’ or more)
is preferred where sidewalks are adjacent to restaurants or cafes.



New streets should be tree lined to provide shade and a sense of place



New streets should include on-street parallel parking



Public gathering spaces (plazas, greens, overlooks, etc.) should be provided at key intersections



Parking lots should include large planting islands to combat heat island effect and to create a sense
of place.



Parking lots should have walkways for pedestrians to safely travel through large parking lots. A landscape strip with shade trees should be included on the west side of the walkway.



Include plaza and/or green spaces adjacent to restaurants and cafes.
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PARKING
Survey respondents feel that parking is adequate in the existing downtown. As change is sought and development takes place, finding creative parking solutions will be necessary to keep the feel the residents now
experience in the downtown. The table below represents the parking spaces required by current Village municipal code and the proposed spaces provided in the Preferred Downtown Redevelopment Plan. The Plan
provides 13% more parking than what is required.

NORTH
SECTION

STRUCTURE
A
B
C
D
E
F
G
H
NORTH RIVER LOT
STREET PARKING

I
J
K
SOUTH
SECTION
L
M
SOUTH RIVER LOT 1
SOUTH RIVER LOT 2
STREET PARKING
EAST
SECTION

N
O
P

USE
MULTI-FAMILY
MULTI-FAMILY
MULTI-FAMILY
MULTI-FAMILY
MIXED USE
EXISTING
MIXED USE
MIXED USE
PARKING
PARKING
COMMERCIAL
COMMERCIAL
COMMERCIAL
COMMERCIAL
COMMERCIAL
PARKING
PARKING
PARKING
MULTI-FAMILY
MIXED USE
MULTI-FAMILY
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REQUIRED
PARKING
SPACES
42
48
74
46
146
17
71
71
0
0
515
88
73
72
71
187
0
0
0
491
44
151
82
277
1283

PROPOSED
SPACES PROVIDED
35
110
61
151
64
17
110
0
68
46
662
53
48
44
47
0
113
108
94
507
90
109
88
287
1456

UTILITY INFRASTRUCTURE
The Village of Elm Grove is lacking the necessary infrastructure to develop the Downtown Corridor. Infrastructure improvements will be necessary to attract development and engage in the success of the Downtown Corridor. The improvements will include, but are not limited to the following:
1. Municipal Water - servicing the area for consumption as well as fire protection. The Village will
also need to team with developers for cost sharing of this utility to make this an affordable
infrastructure for all parties involved.
2. Sanitary Sewer - Utilizing additional capacities already secured by the Village to allow for growth

of the Downtown Corridor will be necessary. The Village will also need to team with developers
for cost sharing of this utility to make this an affordable infrastructure for all parties involved.
3. Transportation Infrastructure - Road improvements, widening, traffic patterns and public safety
will be a focal point when assessing developer plans for acceptance by the Village Board.
Developers will be asked to make such improvements within the properties they are seeking to
develop. This should be a consideration developers take into account prior to submission of plans
for Village consideration. This plan will help guide developers in the types of improvements the
Village seeks for this corridor.
4. Parking / Walkability / Bikeability - Much the same as transportation above. Developers will be
required to submit plans capturing the intents shown within this Plan and meeting the desires of
the Village as outlined throughout this plan.
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SUMMARY
This section highlights key considerations to be taken into account by current and future decision makers for
each development opportunity. Key features include residential and commercial types and aesthetics as well
as a summary of key items which could strengthen Elm Grove’s market position and continue to draw the
residents, visitors and businesses needed to maintain a thriving downtown.
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IMPLEMENTATION
This section identifies key roles and responsibilities of various Village departments and amenities and provides an
algorithm of key objectives, action steps and performance
metrics to assist in the decision making process.
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DECISION MAKING BASED ON THIS PLAN
Key Village departments:
The Building Board will use this Master Plan to guide opinions, approvals and permitting for development
activities within the area which are consistent with the consensus vision and stated desires of constituents.
Department of Zoning and Planning will ensure sound enforcement of zoning code with applicable variances
where needed.

Department of Public Works is responsible for coordination of infrastructure and services such as brush pickup, public space maintenance, snow and ice removal, street maintenance and assessment of impacts to infrastructure related capital costs for each new development.
Assessor & Finance Director are responsible for assessing new development potential for increased tax
revenue against increase costs incurred by the Village of Elm Grove.
Emergency Medical Services / Fire / Police services will need to cover current areas and may need to
intensify coverage of Downtown areas as population, both residential and daily, increases. Service response
times and physical access should be carefully considered for any new development.
Libraries & Schools identify increased opportunity for community programming in a thriving Downtown.
Identify and address changes in need and desired programming as seniors are able to stay in place and
continue to utilize the Library.
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IMPLEMENTATION STEPS
The following checklist has been developed to guide developers through the Village’s decision-making process for development proposals.
STEP 1:
Does the proposal meet key development objectives?
KEY OBJECTIVES


Promote controlled growth and enhancement of existing Downtown ambiance while taking into

account the desires and consensus vision of community members.


Develop and maintain a high-quality, vibrant Downtown image encouraging economic stimuli and
community engagement.



Preserve the current ambiance of the Village of Elm Grove.

STEP 2:
If the proposal meets the key objectives, then start these preliminary actions:
ACTION STEPS


Identify Village needs and wants for this development based on the impacts it will have on the
Downtown Corridor at the time of the development opportunity.



Engage Village residents and stakeholders to ensure understanding of consensus vision and hear
concerns or commentary regarding the proposal.



Assess opportunities for investment and the physical, economic and social contributions and consequences of each development opportunity.



Ensure development is consistent with the vision and character of Downtown as detailed in this
Plan.



Progress through design and development of each opportunity with transparency to the public
and stakeholders.



Refine the vision of Downtown, as it is a living, changing entity.

STEP 3:
If the proposal meets Steps 1 and 2, begin analyzing these key factors:
PERFORMANCE INDICATORS AND PROGRAM MONITORING


Increased tax revenue



Community utilization and contentment



Reduced turnover of small businesses
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IMPLEMENTATION STEPS
SCHEDULE:
The schedule for development will be decided by investor/developer interest and the Village’s readiness for
the proposed development to begin. This Master Plan is to be used as these opportunities present
themselves to the Village. This is a process which will take years, if not decades, to see a completed
Downtown Corridor. This plan sets the stage for development and gives guidance as these developments are
proposed – regardless of timeframe.
FUNDING:

The acceptance of this Plan opens the door for the Village to begin seeking grant and funding opportunities
for the infrastructure and desired development aspects of the Plan. Grant funding opportunities are available
throughout the year and have various requirements for applicability, monetary value and the opportunity for
different types of funding solutions. An example funding calendar with a list of programs can be found in
Appendix C of the Plan.
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APPENDIX A
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APPENDIX B
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APPENDIX C

84

