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URBAN RENEWAL

South Milwaukee, Wisconsin
oY % T/M/Z%ML/ )
1963

PART 1

Prepared by the Redevelopment Authority
of the City of South Milwaukee



PREFACE

Since introduction of the Urban Renewal Program in South Milwaukee,
many questions have been asked as to what Urban Renewal is, what the status
of the program is at present, how it effects you and what you will gain from
this program and, the big question, why Urban Renewal.

The purpose of this booklet is to answer these questions.

It is a fact that any program involving the Federal Government makes
progress slowly and justifiably so. Many safeguards must necessarily be used
to insure that everyone is treated justly and fairly in this process, that no man
makes unfair profit and conversely, that no man suffers undue loss or hardship.

This booklet is Part I of the story of Urban Renewal in South Milwaukee.
Part IT will be issued when the studies now in process are completed and the
final planning has been approved.
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URBAN RENEWAL

In South Milwaukee—1963
HISTORY OF OUR BLIGHTED DOWNTOWN BUSINESS DISTRICT

In order to present the basis for this program, it is necessary to have an
understanding of South Milwaukee, past and present. Some historical back-
ground is necessary in providing this understanding of the past. This back-
ground must include the city’s early beginnings, the growth of the city, the
expansion of the surrounding areas and the sources of our present needs and
potential.

South Milwaukee was incorporated as a city in 1897 with a population of
about 3,000. The city then had a rudimentary business district along 10th Ave-
nue and Milwaukee Avenue, around which, in the early 1900’s, most of the
present buildings were erected. South Milwaukee in those days was a long
way from Milwaukee and most of the business in Town of Lake and Oak Creek
gravitated to this area. Over a period of many years, business flourished due
to lack of rapid transportation and the accompanying competition with outly-
ing areas. During this period some buildings were added to the central area
and the city grew in population. The business section of the city satisfied the
needs of this community and prospered as an active commercial center during
these years. This situation continued up to World War II with the population
growing slowly and its needs satisfied by the then existing business district.

It is to be remembered that during this time, World War I and the depres-
sions of 1920-21 and 1930-35 intervened to provide periods during which busi-
ness expansion was impossible,

This brings us up to World War II and the sudden population explosion
after the war. The advent of the prominence of the motor car as a means of
mass transportation, which occurred during this period, made it easier for
people to shop in other areas. The rates of increase in numbers of people and

motor cars is startling.

From 1897 to 1950, the population of South Milwaukee grew from about
3,000 to about 12,800 in 53 years, or about 185 persons per year. From 1950
to 1960, the population increased from 12,800 to 20,300, or about 850 persons
per year, for the ten years. The number of automobiles registered by South
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Milwaukee residents increased from 3,618 in 1950 to 7,274 in 1960.

However, during the period from 1950 te 1960 there developed a very
serious situation in our downtown business district. Outlying shopping centers
were constructed catering to the market areas which had previously been served
largely by such district. The automobile made it possible for South Milwaukee
people to shop in those centers even though quite remote from their abodes.
Lack of parking facilities in the downtown business district coupled with the
failure of the district to develop competitively in shopper convenience and com-
modity and service selection, caused this area to gradually decline. You can
see evidence of this in a walk down Milwaukee Avenue from 10th to 11th
Avenues, in the vacant stores.

With the decline in this area, the valuation of the buildings in the area
also declined causing a reduction in tax revenues to the city. As a result of this
decreased tax revenue the remaining taxpayers of the City were required to
make up the difference. The decline of this central business district then, in
fact, increased everyone's taxes. Those in the area paid at a higher rate on the
property comprising a declining business. Everyone else simply paid at a
higher rate.

This naturally leads to the present situation which combines a growing
community and the resulting increased demand for goods and services with a
depreciated downtown business district. The question which now arises is what
can we do about it.

This question has bothered the Common Council for a considerable time
as its members have seen the declining tax returns from the downtown area.
For the benefit of the general welfare the valuation of this area must be re-
stored to erase the losses which we have suffered and to prevent further decline
and a consequent additional increase in the tax burden on the remainder of
the city.

This subject was given much study by the City’s officials and the problem
was discussed with business men and developers. In these studies and discus-
sions, one problem has consistently stymied all proposed solutions. The large
number of ownerships in the area make redevelopment solely through the use
of private capital and initiative practically impossible, since those contacted
on this proposition have declined to assume the legal complications and costs
necessary to get a program started.

While the above studies on this problem were underway, a group of local
businessmen proposed as a solution that a Federal Urban Renewal Project
be initiated. This was taken under advisement and discussed very thoroughly.
Many hours were spent in studies of possible alternative private enterprise
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development versus a federally assisted program and a final conclusion was
reached that the Federal Urban Renewal Program is the only available pro-
gram that has a chance of success. This being decided, the program was
initiated.

THE PROCESS OF REDEVELOPMENT OF THE
DOWNTOWN BUSINESS DISTRICT

Since initiation of this project, many questions have been asked about
the federal program and how it works. It is not possible to give a complete
analysis of the Federal Urban Renewal Program in this pamphlet nor is that
its purpose. Instead, only an outline sufficient to give a general understanding
of what it is and how it works will be presented.

Basically, the following steps are necessary to get an Urban Renewal
Project going.

First, an application is made for the approval of a workable program for
the city. This requires that the city have modern zoning, plumbing, electrical,
building and housing codes and have an adequate staff for enforcement of the
codes. The city must also have a general master plan for community develop-
ment, a neighborhood analysis, an effective administrative organization, finan-
cial stability, provisions for rehousing displaced families and local support of
the people.

South Milwaukee has been approved on all counts except the finalization
of a general master plan which will be completed in June of this year. The South
Milwaukee Workable Program was approved by the Housing and Home Finance
Agency of the Federal Government on May 6, 1963.

Application was submitted in June, 1962, for a planning grant as the
next step in the program. This was approved by the Federal Government in
October of 1962. Immediately upon approval of the planning grant of approxi-
mately $96,000, proposals for planning and other studies were sought. After
comparing several proposals the following contracts were let for work on
this program:

1. General Planning to Candeub, Fleissig & Associates of Chicago.

2. Economic Study & Reuse Appraisals to Roy Wenzlick &
Co. of St. Louis.

3. Acquisition Appraisals to John Holzhauer of Milwaukee.

At the time the above contracts were let the Common Council also con-
tracted with Maynard Meyer and Associates of Milwaukee for a complete com-
munity master plan for South Milwaukee. This plan will be completed by June
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of this year and will give South Milwaukee a firm blue print for future growth
and development.

During the period from February through July, 1963, the Redevelopment
Authority will have completed the economic feasibility studies and prepared
a development plan for this downtown district. Appraisals of property values
for reuse of the land will also be completed by August, 1963.

THE ECONOMICS OF REDEVELOPMENT OF THE
DOWNTOWN BUSINESS DISTRICT

An important point for consideration here is that the foregoing renewal
program is one part of the overall improvement or master plan of the City,
and that if the true spirit of the program is to be carried out, our master plan
will be actively developed such that our City will never again find itself with
the problem the downtown business district now poses.

In general, the program stands to date at about two-thirds of the way
through the preliminary steps and the big questions which are becoming impor-
tant to the people of South Milwaukee are:

1. What will this cost the average taxpayer?
2. How does this effect the average citizen?
3. How does this effect the property owners in the Area?
4. How is the Area to be redeveloped?
5. What will it do for the City?
Brief answers in the order of the questions are given as follows:

1. To answer this question, it is best to let the facts speak for themselves.
Although these figures, with the exception of the present tax returns from the
area, are preliminary estimates only, and will be subject to revision, they do
indicate that from an economic point of view the Urban Renewal Project is
sound. At present the assessed valuation of $760,000 for the properties in the
Project Area return to the City $43,000 in property taxes per year. Estimating
that a new development were to cost approximately $5,000,000 and were as-
sessed at 40 per cent of value, the net annual tax return to the City will increase
to $114,000 resulting a net increase of $70,000 per year or an annual increase
of 164 per cent in taxes. This picture is not complete in that increased personal
property taxes, increased state income taxes returned to the City and additional
employment for local residents are not considered.

Preliminary estimates of the City’s share of the project cost is approxi-
mately $200,000. Dividing the City’s share of cost, or $200,000 by the increase
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in tax return or $70,000 per year, yields a figure of three years within which
the local cost will be amortized.

2. As outlined in item 1 above, the net additional tax return to the City
will be $70,000 which will initially be used to repay the City’s share of the
project cost. After the debt has been paid, the additional tax returns will assist
in reducing the tax load for everyone.

Other benefits will also result, namely the establishment of modern stores
and good shopping facilities with adequate parking for the people of South
Milwaukee. All of us, the business community and the general public, includ-
ing all of the surrounding areas, stand to gain both ways.

3. The Redevelopment Authority will purchase all property in the Project
Area. Federal regulations require that the local renewal agency pay fair-market
value for property it acquires, based on its condition at the time of acquisition.

4. The area included for redevelopment either has been or will be the
subject of economic studies and feasibility surveys to determine whether this
project can be successful. If these studies and surveys indicate such success,
a general plan will be made to show the proper location, size, and type of stores
found to be most adequate to meet the determined needs. Appraisals of the
existing properties (two separate appraisals) will then be made and the Rede-
velopment Authority will negotiate for the purchase of the properties. The Re-
development Authority will pay for the properties out of a Federal Loan and
Grant obtained for such purpose. After acquisition and clearing of the proper-
ties, the area will be sold to private developers for rebuilding in accordance
with the general plan. At this time, the net cost of the project will be deter-
mined by deducting the sale price to developers from the cost of studies, plan-
ning, acquisition and demolition; and the project will be liquidated as far as
the Federal Government is concerned upon repayment by the Redevelopment
Authority of 25 per cent of the net project cost. The rebuilding then becomes
a private enterprise project.

5. Since this district has decreased in value, year by year, and has finally
become a blighted area, drastic action is necessary to rebuild the distriet to
a modern, up-to-date area, thereby increasing the City’s tax base. Further,
revitalizing this area will be of direct benefit to local shoppers and will help
to increase business for all stores in other areas of the City by drawing more
people into South Milwaukee.



COMMISSIONERS OF THE REDEVELOPMENT AUTHORITY
OF THE CITY OF SOUTH MILWAUKEE

Robert J. Steininger, Chairman
William P. Atkinson, Vice Chairman
Norman L. Rothe

Walter Ullrich

James F. Conrad

Richard Poplawski

John Axtman

William J. Riggins, Attorney

Daniel D. Kojis, Executive Director

Offices located at 908 Milwaukee Avenue, South Milwaukee, Wisconsin

Telephone SO. 4-4260
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OFFICIAL NOTICE OF
TAX COLLECTION FOR 1963

NOTICE IS HEREBY GIVEN, pursuant to the provisions of Section 74.02 and 74.03 Wisconsin
Statutes that on December 21, 1962, the City Clerk delivered to me the tax roll for the year 1962, and
that the same is now in my hands for collection. Such collections will start on

Wednesday, January 2, 1963

NOTICE is further given THAT ALL TAXES on REAL ESTATE AND PERSONAL PROPERTY
AND SPECIAL ASSESSMENTS ARE PAYABLE IN FULL AT MY OFFICE ON OR BEFORE THE
LAST DAY OF FEBRUARY, 1963, with the following exception:

If one-half of the general taxes and special assessments on real estate are paid on or before
January 31, 1963, the other one-half will become due and payable without penalty or interest om or
before July 31, 1963. Tax amounts of $20.00 or less are payable in full, and cannot be extended by
payment of 14 in January. No part payment of less than $20.00 can be accepted pursuant to provisions
Chapter 110, Laws of 1955. The second one-half of such taxes which are due on or before July 31, 1963,
are payable at the office of Max A. Barczak, County Treasurer, Courthouse, Milwaukee. For your
convenience these payments may also be made at my office.

The office hours for the collection of taxes are fixed from 8:00 o’clock a.m. to 5:00 o’clock p.m. on
week days. City offices are closed on Saturdays.

Dated this 21st day of December, 1962.

FERDINAND M. BRUTVAN, Treasurer
CITY OF SOUTH MILWAUKEE




1962

: %  RATE
City Purposes 1642 12,73
School 55.68 43.15 "
Recreation 1.60  1.24
State & County 26.30  20.38

i 100.00 $ 77.50
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ADOPTED BY THE GOMMON COUNCIL OF THE
CITY OF SOUTH MILWAUKEE, WIS
BY ORDINANGE NO.
ON THE DAY OF 1956
ATTESTED

- MAYOR

CITY GLERK

KEY

R-A RESIDENTIAL ZONE

PARK AND PARKWAY LANDS
(R-2a RESIDENTIAL ZONE)

R-B RESIDENTIAL ZONE o

G-1 NEIGHBORHOOD SHOPPING ZONE

C-2 COMMERCIAL ZONE
CENTRAL BUSINESS ZONE
MANUFAGTURING ZONE

INDUSTRIAL ZONE
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