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What is the Urban Land Institute?

The Urban Land Institute (ULI) is a 
nonprofit research and education 
organization that focuses on issues of 
land use and real estate 
development.

ULIôs Mission:  

To promote leadership in the 
responsible use of land to create and 
sustain thriving communities 
worldwide
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http://www.uli.org/


What is the Urban Land Institute?

With 40,000 members worldwide, the heart of the ULI 
experience is an open exchange of ideas, networking 
opportunities, and the ability to work with the leaders of 
the land use industry.

Members include:

ÅDevelopers

ÅBuilders

ÅEngineers

ÅAttorneys

ÅPlanners

ÅMarket Analysts

ÅInvestors 

ÅBankers and Financiers 

ÅAcademicians

ÅArchitects 

ÅPublic officials
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Advisory Services

ÅConducting Panels since 1947

Å15-20 panels a year

ÅPanel provide independent, objective & candid advice to 

governments, private firms and non-profits.

ÅPanelists are volunteers; not paid

ÅProcess

ïReview background materials

ïReceive a sponsor presentation & tour  

ïConduct stakeholder interviews

ïConsider data, frame issues and write recommendations

ïMake presentation

ïProduce a final report
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Panelists

Panelists

Richard Reynolds, Chair

The Reynolds Group Inc.

Boston, MA

Dean Bellas

Urban Analytics, Inc.

Alexandria, VA

Andrew Irvine

RNL Design

Denver, CO

William Lawrence

TRAdvisors

Jamestown, RI

Dave Stebbins

Buffalo Urban Development Corp.

Buffalo, NY
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Assignment

1. What are the highest and best uses of the land depicted on the 

attached exhibit? 

2. What is the best way to develop the property in a manner which 

maximizes its lakefront location? 

3. How important is the presence of commuter rail?

4. What is the most appropriate street systems?

5. What implications / impacts do the wastewater treatment plant to 

and the coal-fired power plant to the south have on the 

development potential for the site?

6. Can Bender Park add anything to development of the site? 

7. What properties west of the site should be incorporated into the 

redevelopment effort?  

8. What is a practical timeframe to undertake a development project 

of this scale? What ñcatalyticò projects should be considered to 

spur development in the early stages?

9. What impacts do the environmental conditions have upon 

development?

10. What can be done to incorporate sustainable design practices into 

the development of the site? 

11. What is the best approach to development of the site? 

The ULI Panel is asked 

to consider and evaluate 

potential development 

scenarios for the

Lakefront.
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Planning Issues

Å The Panel sees that there are a number of on and off site issues, 

both physical and market related, that would influence any re-

development strategy and design:

Å Oak Creek is predominately a middle income community with 

a median household income of $65,000 and a median housing 

value of $200,000

Å Significant areas of developable land exist for single family 

residential west of Highway 32 and industrial/commercial land 

closer to I94 than the subject site

Å Significant environmental remediation is needed on much of 

the subject site which is both costly and will limit both the total 

acreage for and the type of development

Å Limited east-west roadway connection exists from the City 

business center and I94 to the subject site

Å Bender Park has not been activated and is therefore not a draw 

to this eastern portion of the City

Å Implementation of the KRM commuter rail line is still unclear 

and in the best case not in operation until 2015-16

Å Constraining topography and public access requirements limit 

the use of the lakefront for private, higher value uses
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Strategic Concepts
It is clear that re-development of the subject site will be a multi-phased, long term (10-20 

year) process. Resolutions to many of the issues identified above are pre-conditions to any 

successful re-development.   Therefore we recommend that the City immediately proceed on 

the following major strategic tasks:

Å Aggregate and put under control the various land parcels; such ñcontrolò can be in 

varying formats, including fee ownership, joint venture, or alliance with existing 

landowners under development agreement,

Å Complete the investigation of environmental conditions, finalize remediation plans, 

estimate costs to remediate, negotiate cost responsibility with the various landowners, 

and implement remediation (even to the extent of funding such remediation with 

repayment through litigation and/or Federal funding)

Å Actively promote the approval, funding, and implementation of the KRM commuter rail 

with a station stop at Ryan Road

Å Work with the County to activate Bender Park, providing financial assistance as 

necessary 

Å Improve access to and within the area 
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Market Conclusions

ÅThe growth patterns of Oak Creek remain 

consistent

ÅSolid Industrial base with sufficient land 

inventory

ÅLimited Office Demand

ÅLocally Serving Retail

ÅNo external drivers for the Lakeview site

15



Site Influences

ÅBender Park ïunrealized 

asset with potential to 

catalyze site

ÅLakefront connection ï

ecological recreation 

amenity

ÅKRM commuter rail station

ÅEnhanced access
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Access

ÅState Highway 100 

extension

ÅPotential bus route 

extension

ÅPotential multi-

modal station 

interchange
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Site Strategic Framework

ÅDiscrete catalyst projects 

rather than a single ñsilver 

bulletò

Å5th Avenue Completion ï

filling in the gaps

ÅBender Park lakefront 

extension

ÅNorthern Catalyst ï

opportunistic driver

ÅSouthern Catalyst ïstation 

area development
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Cooper Site

Å80 acres

ÅRelatively clean

ÅActive & Involved 

ownership

ÅPoised for 

redevelopment
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Hynite Site

ÅEnvironmental 

conditions unknown

ÅLack of visibility from 

Fifth Avenue

ÅNeeds work
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Connell Site

ÅSeverely 

environmentally 

challenged

ÅComplicated 

ownership history

ÅVisual impacts

ÅNeeds a lot of work
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City Intake Site

ÅCleanup required

ÅInteresting 

topography

ÅAccess opportunity
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Development Strategies 

Northern Anchor

ÅCatalytic Project

ïRegional, Sustainable, 

Architecturally interesting

ïBrands Area

ïCentered on Cooper site

ÅInitial focus:  water-resource  

technology cluster

ï Milwaukee 7 Water Council

ïLeverage sites location on Lake 

Michigan and other assets
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Alternatives for Northern Anchor

ÅCorporate headquarters or 

major back office campus

ÅGreen industry research, 

development and related 

activities
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Development Strategies 

Balance of site

ÅExpedite site 

investigations, 

remediation

ÅActivate site with public 

uses and activities

ÅImprove visual impacts

ÅImprove access from 

north
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Implementation

Catalytic Project

ÅForge alliance with property owners, especially Cooper 

site

ÅCompletion investigation and remedial work plan

ÅIdentify site attributes

ïLocation on Lake Michigan

ïProximity to water-resource facilities

ïProximity to airport

ÅPrepare marketing materials, site plans

ÅEstablish incentive package
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Implementation Tactics

Balance of site

ÅImprove visual impacts

ïDemolish Connell buildings

ïLandscaping and streetscape improvements

ÅAggressive intervention in Connell site investigation and 

remediation; involuntary acquisition?

ÅOpen public access to Lake on City site, pathway and 

fishing pier

ÅWiden Fifth Avenue north to Puetz? South Milwaukee?
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ÅArea South of City 

owned parcel

ÅParcels inside 

study vs. outside 

study area
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DuPont

Å All Buildings have been removed, 

foundations remain

Å Eastern portion

ï Areas under slabs contaminated

ï Only Recreational uses allowed

ï Some interim use possible

Å Western Portion

ïRelatively clean except top 6ò

ï Proposal to remove and put on 

eastern portion

ï Vertical Development 

Unrestricted
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DuPont

Å Regulatory process

ï DuPont wants closure

Å City of Oak Creek and DNR

ï Want additional owner action

Å City wants coal pit removed

Å DNR want additional study under slabs

Å Probably outcome Voluntary Party 

Liability Exemption 

Å City expects some monetary 

compensation

Å No current plan for Bluff erosion 

remediation
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El Paso

ÅSite subject to EPA 

Clean Up

ÅExisting remediation 

areas untouchable

ÅArea west of capped 

area possible 

commercial/ Industrial 

uses
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El Paso

ÅArea east deemed 

undevelopable due to 

wetlands

ÅOwner Completed Bluff 

and shoreline protection

ÅEl Paso expects 

ñclosureò
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Boerke

ÅOwner anticipates no clean up required

ÅCombined with eastern DuPont site

ï2000 feet of street front

ï45 acres of potential residential development

ÅPlus another 20 acres of Commercial 

Industrial on El Paso site

ÅTotal TOD = 65 Acres
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Outside Sites

ÅCarrollville

ïTraditional 

Neighborhood 

Development

ïRemnant of old 

company town

ïEnhancements along 

5th Avenue south to 

TOD
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