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CITY OF GLENDALE 

AGENDA – JOINT COMMON COUNCIL AND PLAN COMMISSION 

Monday, August 3, 2020 

6:00 P.M. 
 

NOTE MEETING PLACE: 

The Joint Common Council and Plan Commission 

Will Convene via Zoom Virtual Meeting; 
 

Join Zoom Meeting 

https://us02web.zoom.us/j/87561449614 
 

Meeting ID: 875 6144 9614 
 

Dial by your location 

        +1 312 626 6799 US (Chicago) 
 

Find your local number: https://us02web.zoom.us/u/kAYHmtjdb 
 

For the Public Hearings interested persons may also attend and make Public Hearing  

Comments in the Common Council Chambers at Glendale City Hall 

5909 North Milwaukee River Parkway 

Glendale, Wisconsin  53209 
 

1. Roll Call and Pledge of Allegiance. 
 

2. a. 6:00 P.M. Public Hearing, 2040 Comprehensive Master Plan.  Vandewalle & Associates 

will present the 2040 Comprehensive Plan, Citizens may make comments, Plan 

Commission recommendation that the Common Council adopt the 2040 Comprehensive 

Master Plan, and Common Council to Adopt same. 

  Scott Harrington and Meredith Perk, Vandewalle Associates. 
 

3. Adjournment. 
 

 

Commence Regular Plan Commission Meeting 
 

1. Adoption of Minutes of the Meeting of July 7, 2020. 
 

2. a. 6:00 P.M. PUBLIC HEARING: Petition to Rezone 5100 North Port Washington Road 

(Certified Survey Map 7636, Lot 2, Tax Key Parcel 203-8000-002) from B-1, A1 

Business and Commercial District to PD-Planned Unit Development District-Car Wash.   

Applicant to present Informational Statement and General Development Plan to 

Interested Citizens and the Plan Commission, followed with Plan Commission inquiry, 

discussion, and recommendation to the Common Council. 

  Jon Zimmerman, Jilly’s Car Wash 
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Regular Plan Commission Meeting (Cont.) 

 

 

 b. Plan Commission Use and Occupancy Review, Mickey’s Linens, 6591 North Sidney 

Place (6575-6593 North Sidney Place, Hakaduli Multi-Tenant Building).  Review and 

approve proposed linen storage use and occupancy. 

   Gregory M. Brown   
    

 c. Plan Commission Use and Occupancy Review, Modern Touch Dental, 7020 North Port 

Washington Road.  Review and approve proposed building changes for a dental office, 

as well as use and occupancy. 

   Rob Sterr 
 

 d. Bicycle and Pedestrian Plan Update. 
 

 

NOTICE: The Regular Plan Commission Meeting is NOT a meeting of the Glendale Common Council.  Although 

a majority of Council Members may be present, Council action will not take place. 

-Upon reasonable notice, efforts will be made to accommodate the needs of persons with disabilities.- 
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Regular meeting of the City of Glendale Plan Commission convened in the City 

Hall Council Chambers located at 5909 N. Milwaukee River Parkway, Glendale. 
 

The meeting was called to order by Mayor Kennedy at 6:00 p.m. 
 

Roll Call:  Present: Mayor Bryan Kennedy, Commissioners Kyle Mack, Fred Cohn, 

Bruce Cole, Josh Wadzinski, and Amanda Seligman. Absent: Commissioner Karn Cronwell. 

  Other Officials Present: Rachel Safstrom, City Administrator; Todd M. Stuebe, 

Director of Community Development; Megan Humitz, City Clerk. 

 

  In accordance with the Open Meeting Law, the North Shore NOW, the City's 

official newspaper, was advised on Thursday, July 2, 2020, of the date and time of this meeting, 

the agenda was posted to the official bulletin board of City Hall, the Glendale Police Department, 

and the North Shore Library; that copies of the agenda were made available to the general public 

in the Municipal Building and the Police Department, and those persons who requested were sent 

copies of the agenda. 

 

PLEDGE OF ALLEGIANCE. 

The Members of the Plan Commission, City staff, and all those present pledged 

allegiance to the flag of the United States of America. 

 

MATTERS TO BE CONSIDERED. 

 

Adoption of Minutes from the June 2, 2020 Plan Commission Meeting. 

 

Motion was made by Commissioner Seligman, seconded by Commissioner Cohn, to adopt 

minutes from the June 2, 2020 Plan Commission meetings, as corrected on June 3, 2020.  Motion 

carried unanimously. 

  

Certified Survey Map (CSM), Richard & Ellen Wiese/Thomas & Sherrie Murray, 7505 

North Berwyn Avenue and 2430 West Greenwood Lane. Review proposed lot line change/land 

division and recommend Common Council approval of CSM. 

 

 Mr. Stuebe gave a brief review of the request by Richard and Ellen Wiese and Thomas and 

Sherrie Murray to seek approval of a Certified Survey Map to modify the lot line of the two existing 

parcels located within the River Edge Subdivision. The area of Lot 1 is increased in area by 1,661 

square feet from 15,013 square-feet to 16,674 square feet. The area of Lot 2 is reduced by 1,661 

square feet to 16,872 square-feet. Upon completion of the adjustment to the lot line both Lot 1 and 

Lot 2 remain conforming lots, and it is a redraw of prior approved Certified Survey Maps. 

 

 Mr. Stuebe stated on November 14, 2011 the Common Council approved a Certified 

Survey Map as recommended by the Plan Commission November 1, 2011. Circumstances at the 

time and subsequent resulted in the necessity to have substantially the same Certified Survey Map 

recreated and now presented to the City of Glendale for review and approval. The same property 

owners are seeking to complete the same change to property boundary. 

 

 Motion was made by Commissioner Cole, seconded by Commissioner Cohn, to 

recommend to the Common Council approval of the Certified Survey Map subject to 

payment of the $75.00 administrative fee, making any required legal and/or technical 
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corrections, and payment of City Attorney and/or Engineer CSM review fees. Motion 

carried unanimously. 

 

Plan Commission Use and Occupancy Review, The Chasm (Bayer Performance Institute, 

LLC), 6575 North Sidney Place (Hakaduli Properties, LLC,  6575-6593 North Disney Place 

Multi-Tenant Office/Warehouse Building. Review and approve proposed small group and 

individual fitness training use and occupancy. 

 

 Ms. Sara Bayer gave a brief review of her request to seek approval to operate The Chasm, 

a small-group and individual fitness training studio, in a 3,600 square-foot tenant space located 

in the multi-tenant facility located at 6575 North Sidney Place. The proposed business hours are 

6:00 a.m. to 9:00 p.m. Monday through Thursday, 6:00 a.m. to 8:30 p.m. Friday, 7:30 a.m. to 

1:00 p.m. Saturday, and appointment or special classes only on Sundays. Ms. Bayer anticipates 

there will be between one and four employees. 

 

 Mayor Kennedy advised Ms. Bayer of the current North Shore Health Regulations.  

 

 Mr. Mack questioned if this is a long-term solution for this space, which Ms. Bayer 

confirmed. 

 

 Mr. Stuebe stated the site is zoned M-1 Warehouse, Light Manufacturing, Office, and 

Service District and, under the requirements of Section 13.1.39, the proposed use and occupancy 

are subject to review and approval by the Plan Commission. 

 

Motion was made by Commissioner Cohn, seconded by Commissioner Cole, to 

grant use and occupancy approval for Sara Bayer to operate The Chasm, a small-group 

and individual training studio as a recreational type of use, in the tenant space located at 

6575 North Sidney Place, with the following requirements: 1) Outside storage is not 

permitted; 2) Signs to conform with the Glendale Sign Code; 3) All City of Glendale 

building, fire and health codes being carried out to the satisfaction of the Building 

Inspector, the North Shore Fire Department, and the North Shore Health Consortium; and 

4) State of Wisconsin requirements for ADA parking.  Motion carried unanimously. 

 

Plan Commission Use and Occupancy Review, What’s Poppin’ (What’s Poppin’, 

Incorporated, Bret Eulberg) 6161 North Flint Road, Units C and D (MBM Holdings, LLC, 

Bret Eulberg, Multi-Tenant Office/Warehouse Building).  Review and approve popcorn and 

fudge snack/confectionary manufacturer and distributor use and occupancy. 
 

 Mr. Eulberg gave a brief review of his request to seek approval to operate What’s Poppin’ to 

occupy a 3,000 square foot (two 1,500 square-foot suites) tenant space located at 6161 North Flint 

Road to prepare and distribute popcorn and fudge confectionary snack treats. This would be 

moving the current operating business from Milwaukee into Glendale, and is a great opportunity 

for fundraising at local schools or the library. The proposed business hours are 6:00 a.m. to 10:00 

p.m. Mr. Eulberg anticipates there will be three full-time equivalent employees. 
 

Mr. Mack questioned if the business provides any retail sales, which Mr. Eulberg 

clarified it is production only, with no retail sales. 
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 Mr. Stuebe stated the site is zoned M-1 Warehouse, Light Manufacturing, Office, and 

Service District and, under the requirements of Section 13.1.39, the proposed use and occupancy 

are subject to review and approval by the Plan Commission. 
 

Motion was made by Commissioner Cole, seconded by Commissioner Cohn, to 

grant use and occupancy approval for Bret Eulberg to operate What’s Poppin’, a preparer 

and distributor of popcorn and fudge confectionary snack treats in the 6161 North Flint 

Road tenant space, with the following requirements: 1) Outside storage is not permitted; 

2) Signs to conform with the Glendale Sign Code; 3) All City of Glendale building, fire 

and health codes being carried out to the satisfaction of the Building Inspector, the North 

Shore Fire Department, and the North Shore Health Consortium; and 4) State of 

Wisconsin requirements for ADA parking.  Motion carried unanimously. 

 

Plan Commission Review, UW Credit Union, LLC, 6016 and 6040 North Port Washington 

Road. Review and approve proposed UW Credit Union architecture, site/landscaping, lighting, 

and signage, as well as site civil and drainage/stormwater management plans, as well as use and 

occupancy. 

 

 Mr. David Ewanowski of K.E.E. Architecture, Inc. gave a brief review of the request for 

approval of the proposed credit improvements to the properties located at 6016 and 6040 North 

Port Washington Road. The existing UW Credit Union branch facility is located at 6016 North 

Port Washington Road, a former Pizza Hut building is located on the 6040 North Port 

Washington Road property. UW Credit Union has acquired the former Pizza Hut property and 

has obtained City of Glendale approval to assemble the two properties into a single parcel so that 

a new 5,000 square-foot UW Credit Union may be built and both the existing Pizza Hut and UW 

Credit Union razed. Mr. Ewanowski anticipates there will be 2-7 staff members, and the total 

occupancy of the building is less than 50. The current proposed signage includes a monument 

sign at the site of the existing monument sign, as well as a wall sign and logo, directional signs, 

two secondary logo marks attached to the drive-in banking canopy and customer message on the 

wall beneath the canopy, ATM identifiers, and a “logo super graphic” applied to the glass. The 

current plan is to begin demolition on the site this fall, with construction beginning in Spring 

2021. There is full understanding and agreement to comply with the standards and conditions 

identified 

 

Mr. Stuebe stated the properties are zoned B-1, F2, and the proposed financial institution 

with drive-in banking window service use is a permitted use. 

 

Mayor Kennedy questioned whether the grading to the pond will be adjusted, as well as 

the square footage of the existing building. Mr. Ewanowski confirmed there will be a level grade 

to drain to the pond. The square footage of the existing building is 3,800 square feet. 

 

Commissioner Cole raised concern over the north entrance to the property being too close 

to Midas. Mr. Ewanowski stated the intention is for most of the traffic at the north entrance to be 

outbound. There will be 29 parking stalls available, with some reserved for staff. 

 

Commissioner Cohn questioned what materials will be used to construct the new 

building. Additionally, concern was raised over the amount of signage that will be present on the 

building and property, and whether it is over the allowed limit. Mr. Ewanowski stated the 

building will be constructed of dark brick, with metal paneling in a dark gray, and the use of red 
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on the front of the building to serve as a beacon. Mr. Stuebe stated the Plan Commission has 

latitude to approve or restrict the signage being requested. There will be one monument sign on 

the property, in addition to the wall sign and logo etched in glass. 

 

Commissioner Seligman raised concern over the ingress and egress at the north end of the 

property, as this could be an issue with the drive-up traffic leaving the site as others are entering. 

Additionally, she questioned the availability of a bicycle rack on the property. Mr. Ewanowski 

identified that this end of the property will primarily be utilized for outgoing traffic. There will 

be a bicycle rack added at the south side of the building near the entrance. 

 

Motion was made by Commissioner Cohn, seconded by Commissioner Mack, to 

approve the architectural, site, landscaping, lighting, and signage plans such that UW 

Credit Union may obtain City of Glendale Building Permits to construct the proposed 

building for use as a credit union branch office, as well as use and occupancy approval, 

with the following requirements: 1) Certified Survey Map (CSM) recorded with the 

Office of the Milwaukee County Register of Deed; 2) Raze existing Pizza Hut building; 

3) Raze existing UW Credit Union branch building upon completion of the occupancy of 

the to-be constructed UW Credit Union building; 4) Light pole height is limited to 15-

feet; 5) Signage requires permit(s) per the Glendale Sign Code; 6) Civil and 

drainage/stormwater management plans satisfactory to the requirements of the City 

Engineer and Director of Public Works; 7) Erosion control plan satisfactory to Building 

Inspector; 8) Verify condition of existing utilities prior to connections to City of Glendale 

utility facilities; 9) Submit necessary site civil plans for utilities and ingress-egress street 

connections to include utility and pavement design and plans satisfactory to the City 

Engineer and Director of Public Works; 10) City of Glendale (or other facility owner) 

permit(s) required for any work to be completed with the North Port Washington Road 

public street right-of-way or relating to City of Glendale watermain, sanitary sewer, and 

storm sewer facilities; 11) Abandon existing sanitary and watermain per the requirements 

of the Director of Public Works and the City Engineer; 12) City of Glendale Building, 

Fire, and Public Health code requirements per the Building Inspector, the North Shore 

Fire Department, and the North Shore Health Consortium; 13) State of Wisconsin 

requirements for ADA parking. 

 

Referral from Common Council: Petition to Rezone 5001 North Port Washington Road 

(Certified Survey Map 7636, Lot 2, Tax Key Parcel 203-8000-002) from B-1, A1 Business and 

Commercial District to PD-Planned Unit Development District-Car Wash as a Jilly’s Car 

Wash. Applicant to present Informational Statement and General Development Plan, Plan 

Commission to review, discuss, and schedule Public Hearing. 

 

  Administrator Safstrom stated Jon Zimmerman has submitted a request to rezone 5100 

N Port Washington Road to Planned Unit Development for a Jilly’s Car Wash. The current zoning 

of the property is B-1 A-1, which would not allow for a car wash. Initial review of the request 

found that the proposed development does not fit within the scope of the land use plan current or 

proposed for the location. The location has been under review during the Comprehensive Master 

Plan 2040 as a potential redevelopment area. Traditionally, there has not been a zoning use 

available for a car wash in Glendale.  

 

  Mr. Stuebe reviewed the process for change of zoning.  The next step of the process 

would be for the Plan Commission to schedule a public hearing.  There is a public hearing set to 



CITY OF GLENDALE — PLAN COMMISSION 

Tuesday, July 7, 2020 

Plan Commission Meeting Minutes                           5 of 6                           Tuesday, July 7, 2020 

review the Comprehensive Master Plan 2040 on August 3. 

 

 Mr. Jon Zimmerman, owner of Jilly’s Car Wash, was present to answer Plan Commission 

questions and provided background of Jilly’s. Mr. Zimmerman owns the business with his wife 

Jill, and currently have locations in Elm Grove, Pewaukee, and Brookfield. The business has been 

established for 10 years, and typically a location maintains 3-5 employees on site. The car wash 

requires guests to stay in their vehicle and offers unlimited packages. The establishment of the 

business at this location would increase the property value by $1 million, as well as clean up the 

area and resolve environmental issues. Jilly’s Car Wash is environmentally friendly, has limited 

police and fire needs, and would only utilize the shared access road for entry and exit. The property 

would accommodate up to 28 vehicles at a time, and the operating hours would be 7:00 a.m. to 

8:30 p.m. Mr. Zimmerman added opening the business would provide additional job opportunities, 

perfect for high school students. 

 

 Mayor Kennedy stated this area is one of seven for Master Plan redevelopment. Allowing 

the rezoning of the property would remove the option of making it a residential development. 

Mayor Kennedy added the property has been vacant for many years and this would be an 

opportunity to develop and include the property in the tax roll. He recommended setting the public 

hearing for the August 3 Plan Commission meeting.  

 

 Commissioner Mack questioned if an analysis had been complet4ed in the area indicating 

a car was necessary.  Mr. Zimmerman stated there was no analysis completed. 

 

 Commissioner Seligman questioned what happens to the wastewater and what products are 

being used.  Mr. Zimmerman stated all the products are environmentally safe and go into the sewer 

system. 

 Commissioner Wadzinski stated he would like to see more landscaping done on the 

property. 

 

Motion was made by Commissioner Wadzinski, seconded by Commissioner 

Mack, to schedule the Plan Commission Public Hearing for 6:00 p.m., Monday, August 

3, 2020. Motion carried unanimously. 

 

2040 Comprehensive Plan Progress Update and Schedule to Adopt.  

 

 Meredith Perks, Vandewalle and Associates reviewed the final draft of the Comprehensive 

Master Plan.  There were comments received during the Virtual Open House.  Updates have been 

made to the vision graphic, land use map and implementation chart.  The final step of the process 

is for a public hearing before the Common Council and Plan Commission on Monday, August 3.  

The Council will be requested to adopt a resolution approving this plan. 

 

This item was for informational purposes only. 
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Reschedule Regular August Plan Commission meeting to 6:00 p.m. MONDAY, AUGUST 3, 

2020, to coincide with and follow the Joint Common Council/Plan Commission Public 

Hearing to Review and Adopt the 2040 Comprehensive Plan Update, which is scheduled for 

6:00 p.m. Monday, August 3, 2020, and to allow Members to participate in the Tuesday, 

August 4, 2020 National Night Out. Discuss the possible need to reschedule the Regular, 

September 1, 2020, Plan Commission Meeting date due to Labor Day (September 7, 2020).  

 

 Administrator Safstrom stated the Common Council has scheduled a Joint Common 

Council/Plan Commission Public Hearing to review and adopt the 2040 Comprehensive Plan at 

6:00 p.m., Monday, August 3, 2020, in the Common Council Chambers at Glendale City Hall. 

Tuesday, August 4, 2020, is the evening of the National Night Out, as such, in order to allow Plan 

Commissioners to participate, the Plan Commission will need to reschedule the Regular Plan 

Commission Meeting for 6:00 p.m., Monday, August 3, 2020, in the Common Council Chambers 

in Glendale City Hall. 

 

 Administrator Safstrom stated due to Labor Day, September 7, 2020, the regular September 

1, 2020, Plan Commission Meeting date may need to be rescheduled.   

 

Motion was made by Commissioner Cohn, seconded by Commissioner 

Wadzinski, to reschedule the regular Plan Commission Meeting from August 4, 2020 to 

August 3, 2020 at 6:00 p.m. Motion carried unanimously. 

 

Motion was made by Commissioner Wadzinski, seconded by Commissioner 

Cohn, to reschedule the regular Plan Commission Meeting from September 1, 2020 to 

September 8, 2020 at 6:00 p.m. Motion carried unanimously. 

 

ADJOURNMENT. 

 

  There being no further business, motion was made by Commissioner Cohn 

seconded by Commissioner Wadzinski, to adjourn the meeting. Motion carried and adjournment 

of the Plan Commission was ordered at 7:53 p.m., until Monday, August 3, 2020 at 6:00 p.m. 

 

Megan Humitz, City Clerk 

 

Recorded: July 8, 2020 



    Meeting is 6:00 PM Monday 
 

PLEASE OBSERVE THAT THE JOINT 

COMMON COUNCIL AND PLAN COMMISSION MEETING 

AND THE REGULAR PLAN COMMISSION MEETING  

WILL BE HELD AS A ZOOM VIRTUAL MEETING 
 

Join Zoom Meeting 

https://us02web.zoom.us/j/87561449614 
 

Meeting ID: 875 6144 9614 
 

Dial by your location 

        +1 312 626 6799 US (Chicago) 
 

Find your local number: https://us02web.zoom.us/u/kAYHmtjdb 
 

For the Public Hearings interested persons may also attend and make Public Hearing  

Comments in the Common Council Chambers at Glendale City Hall 

5909 North Milwaukee River Parkway 

Glendale, Wisconsin  53209 
               

 

City of Glendale Joint Common Council 
And Plan Commission Meeting 

Followed by Regular Plan Commission Meeting 
 

6:00 P.M., Monday, August 3, 2020 
 

- Report - 
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 Joint Common Council Plan Commission Public Hearing 
   

2a.  6:00 P.M. Public Hearing, 2040 Comprehensive Master Plan.  Vandewalle 

& Associates will present the 2040 Comprehensive Plan, Citizens may make 

comments, Plan Commission recommendation that the Common Council adopt 

the 2040 Comprehensive Plan, and Common Council to Adopt same. 

 

Common Council Members and Plan Commissioners please carefully review 

the revised 2040 Comprehensive Master Plan documents.  The necessary 

action by the Plan Commission is to adopt, by majority vote of the entire 

Commission, the resolution approving the 2040 Comprehensive Master Plan 

(which vote shall be recorded in the meeting minutes), followed by Common 

Council adopting, by majority vote of the members-elect of the governing 

body. an ordinance approving the 2040 Comprehensive Master Plan. 
 

 Regular Plan Commission Meeting 
 

2a.  6:00 P.M. PUBLIC HEARING: Petition to Rezone 5100 North Port 

Washington Road (Certified Survey Map 7636, Lot 2, Tax Key Parcel 203-

8000-002) from B-1, A1 Business and Commercial District to PD-Planned 

Unit Development District-Car Wash.   Applicant to present Informational 

Statement and General Development Plan to Interested Citizens and the Plan 

Commission, followed with Plan Commission inquiry, discussion, and 

recommendation to the Common Council. 
 

Jilly’s Car Wash will formally present to interested citizens and the Plan 

Commission the proposed Rezone Request to PD-Planned Unit Development 

District as relates to the proposed express car wash to be located at 5100 North 

Port Washington Road premises (Refer to aerial photograph).  Interested 

citizens may make comments pertaining to the proposed rezone. 

 

The 5100 North Port Washington Road property is presently zoned B-1, A1 

District, which provides for office type uses, with provisions for multiple-

family residential on parcels larger than five acres under the PD-Planned Unit 

Development District zoning process.  The Land Use Plan and the Zoning for 

the lands were evaluated and decided in a process that provided for consistency 

in that regard. 

 

The proposed Planned Unit Development (PUD) project involves constructing 

an express car wash facility within the 85,639 square-foot (1.966 acre) 

property.  Ingress-egress for the LaQuinta, Sunbeam-Oster, and the car wash 
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property are all provided via an Ingress and Egress Easement across both the 

LaQuinta and the car wash site connecting to the former Sunbeam-Oster site. 

 

Aerial Photograph: 5100 North Port Washington Road Environs 
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Aerial Photograph: 5100 North Port Washington Road 
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Proposed Project Artistic Images 

 
 

 
 

Proposed Site Plan and Architecture 

The architecture is modern with classic materials such as brick veneer and 

vision glass.  The proposed design concept includes a 5,100 square-foot car 

wash building, parking, a central vacuum corral, and two bio-retention basins. 

 

Site ingress-egress is via the private road located within the Ingress and Egress 

Easement that provides access to the LaQuinta property (Refer to Image from 

CSM 7636), the car wash property, and the former Sunbeam-Oster site.  Site 

traffic flow to access the express car wash functions in a counter-clockwise 

fashion, there is a seven (7) stall interior parking lot located immediately north 
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of the proposed car wash building, after proceeding through the car wash there 

are twenty vacuum stalls (two rows of ten vacuum stalls).  The site may be 

exited via the left turn out only that is most proximate to the vacuum stalls or 

via the primary ingress-egress.  There are seven (7) parking spaces with a 

single ADA parking space proximate to the main entrance.  There are two bio-

retention basin areas, the first located in the middle of the site between the 

parking lot and the vacuum stalls, and the second located along the east side of 

the property. 

 

Image from CSM 7636 Indicating Ingress and Egress Easement 
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A monument sign is proposed at the northwest corner of the property, and a 

wall sign is indicated on the building toward North Port Washington Road. 

 

Business Hours and Employment 

Proposed business operating hours are 7:00 a.m. to 8:30 p.m. Monday to 

Saturday and 8:00 a.m. to 7:00 p.m. Sundays.  Jilly’s Car Wash expects to 

employ 15 employees at the Glendale facility. 

 

Project Value 

The project is represented as having an estimated project cost of about $1.8 

million for the building, site, and landscape improvements.  Improvements are 

not indicated to the private roadway that provides ingress-egress to the three 

properties.  A study of the potential for vehicle stacking and traffic movement 

problems in this area has not been submitted. 

 

Project Schedule 

Jilly’s Car Wash suggests that construction would commence immediately 

following required project approvals and obtaining permits and that if 

construction were assumed to commence in October of 2020 the car wash 

could be complete in the month of March of 2021. 

 

Required Next Action 

After the Plan Commission holds its Public Hearing(s) and is satisfied with the 

submitted study and investigation the Plan Commission will make its 

recommendations to the Common Council. 
 

2b.   Plan Commission Use and Occupancy Review, Mickey’s Linens, 6591 

North Sidney Place (6575-6593 North Sidney Place, Hakaduli Multi-

Tenant Building).  Review and approve proposed linen storage use and 

occupancy. 

 

Mickey’s Linens seeks Plan Commission approval to operate Mickey’s Linens, 

which proposes to utilize the space temporarily for linens storage and depot 

delivery necessitated by fire damage to their 7400 Douglas Avenue facility 

located in the City of  Milwaukee.  The 6591 North Sidney Place space is a 

14,400 square-foot tenant space located in the multi-tenant facility located at 

6575-6593 North Sidney Place.  The site is zoned M-1 Warehouse, Light 

Manufacturing, Office, and Service District and, under the requirements of 

Section 13.1.39, the proposed use and occupancy are subject to review and 

approval by the Plan Commission. 
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Proposed business hours are 5:30 a.m. to 6:00 p.m.  Applicant has 15 

employees. 

 

Aerial Photograph.  6575-6593 North Sidney Place Environs. 
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City of Glendale and the North Shore Fire Department personnel have been 

working to facilitate the temporary occupancy, and Staff and recommends that 

the Plan Commission grant use and occupancy approval for Mickey’s Linens, 

for linen storage and depot delivery, in the tenant space located at 6591 North 

Sidney Place, with the following requirements: 

 

1) Other than the 10 to 12 trucks that will be parked 

at 6591 North Sidney Place, outside storage is not 

permitted; 

2) Signs to conform with the Glendale Sign Code; 

3) All City of Glendale building, fire and health 

codes being carried out to the satisfaction of the 

Building Inspector, the North Shore Fire 

Department, and the North Shore Health 

Consortium; and, 

4) State of Wisconsin requirements for ADA 

parking. 
 

2c.  Plan Commission Use and Occupancy Review, Modern Touch Dental, 

7020 North Port Washington Road.  Review and approve proposed building 

changes for a dental office, as well as use and occupancy. 

 

Modern Touch Dental returns to the Plan Commission for a third approval after 

being approved twice previously (December 3, 2019, and March 3, 2020) at the 

then contemplated facility that was proposed to be constructed at 6280 North 

Port Washington Road location, immediately south of the Landmark Credit 

Union that is presently under construction. 

 

Rather than building a new building at the 6280 North Port Washing ton Road 

location Modern Touch Dental will instead work with the owner of 7020-7040 

North Port Washington Road (what historically was known as the Northeast 

Corporate Center) to modify the tenant space previously occupied by 

Associated Bank (Refer to Aerial Photographs).  The proposed tenant space 

will be enlarged to be 3,350 square feet by incorporating the existing drive-in 

banking window service space into the 7020 North Port Washington Road 

building (the drive-in banking window service space is under the existing roof).  

The exterior building surface(s) of the to-be enclosed space will match that of 

the existing exterior of the Northeast Corporate Center. 
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Aerial Photograph of the 7020-7040 North Port Washington Road Environs 
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Aerial Photograph of the 7020-7040 North Port Washington Road Zoomed  
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Use and Business Hours 

The Modern Touch Dental use involves sedation dentistry, which typically 

leads to concerns pertaining to any drugs that are kept at the premises, as well 

as several requirements that are noted by the North Shore Fire Department.  

There is an existing Modern Touch Dental Clinic located at 105 West Silver 

Spring Drive in the Village of Whitefish Bay and at 600 Hartbrook Drive in the 

Village of Hartland, Wisconsin.  Introductory information about Modern 

Touch Dental was included in the Plan Commission materials at the time that 

the project was previously approved.  Modern Touch Dental business hours are 

Monday 7:30 a.m. to 4:00 p.m., Tuesday 10:30 a.m. to 7:00 p.m., Wednesday 

12:30 p.m. to 7:00 p.m., Thursday, 7:30 a.m. to 4:00 p.m., and Friday (every 

other) 7:30 a.m. to 12:00 Noon. 

 

There will be between eight and fifteen employees working at the site, and 

from the earlier proposals typically with as many as ten patient clients. 

 

Project Schedule 

The construction completion date is stated to be October of 2020 with the 

facility also opening in October of 2020. 

 

Staff Recommendation: Staff recommends that the Plan Commission grant 

approval of the modified building architecture, site, landscaping, lighting, and 

signage plans such that LCM Funds 22 NCC, LLC, and Modern Touch Dental, 

may obtain City of Glendale Building Permits to construct the proposed 

interior space and exterior improvements and site changes at 7020 North Port 

Washington Road, as well as use and occupancy approval for Modern Touch 

Dental, with the following requirements: 

 

1. Signage requires a permit(s) per the Planned Sign Program and Glendale 

Sign Code; 

2. All City of Glendale building, fire, and public health codes being carried 

out to the satisfaction of the Building Inspector, the North Shore Fire 

Department, and the North Shore Health Consortium; and, 

3. State of Wisconsin requirements for ADA parking. 

 

2d. Bicycle and Pedestrian Plan Update. 

 

There will be a brief update to include, but not limited to, the proposed 

schedule and progress of the Bicycle and Pedestrian Plan. 

 

 



City of Glendale 
Public Hearing on the City of Glendale 2040 Comprehensive Master Plan  

 
Notice is hereby given that the City of Glendale will hold a public hearing on Monday, 
August 3, 2020 at 6 p.m. at City Hall, 5909 N. Milwaukee River Parkway, Glendale, WI. 
 
The public hearing will be held to gather public input on the City of Glendale 2040 
Comprehensive Master Plan. The Comprehensive Plan is a blueprint for the short-range and 
long-range growth, redevelopment, and preservation of the City and will be used by City 
officials as a policy guide to help make decisions regarding the growth and development of 
the City.  
 
The draft Comprehensive Plan are available for review at City Hall and online at 
www.glendale-wi.org.   Written comments on the proposed Comprehensive Plan should be 
submitted before the public hearing date to the City Clerk. All written comments will be 
forwarded to the City of Glendale Plan Commission. 
 
Dated this 1st day July, 2020 
 
Publish: 7-1-2020     Megan Humitz, City Clerk 

http://www.glendale-wi.org/
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Executive Summary
To achieve its vision over the next 20 years, this Comprehensive Master Plan is intended to serve both as 
a decision guide and an acƟ on-oriented implementaƟ on plan for the City of Glendale. The Comprehensive 
Plan is a document that is required by the State of Wisconsin and guides big picture, long term thinking 
in communiƟ es across the state. The Plan has a twenty-year outlook but is updated every ten years to 
ensure its eff ecƟ veness for the community. 

The Comprehensive Master Plan’s planning process began in the summer of 2019, draŌ ing was primarily 
completed in the spring of 2020. This material was prepared amid the COVID-19 pandemic, which had 
immediate impacts on virtually all sectors of the naƟ onal economy. This document was prepared with the 
best informaƟ on available, recognizing that economic condiƟ ons will conƟ nue to fl uctuate. 

  2040
Vision

• Build a Unifi ed 
Glendale Iden  ty

• Be a Regional Leader in 
Sustainability and Resiliency

• Capitalize on Glendale’s 
Central Loca  on and its 
Role in the Region

• Cul  vate Strong, 
Connected Neighborhoods

• Promote Inclusion, Diversity, 
and High Quality of Life

Targeted Investment Areas
The Comprehensive Master Plan also includes special consideraƟ on of areas of change and opportuniƟ es in the 
community for addiƟ onal planning and investment. These Targeted Investment Areas are highlighted in Chapter 
Four Land Use. Where land is currently underuƟ lized, there are opportuniƟ es for redevelopment and recom-
mendaƟ ons suggest a change in land use or character. The Targeted Investment Areas idenƟ fi ed include:

• Green Bay Ave and Mill Road a central inter-
secƟ on that presents connecƟ on to community 
parks and commercial opportunity.

• Civic Core Glendale’s exisƟ ng hub of city govern-
ment and services off er opportuniƟ es for public 
safety, educaƟ on, and recreaƟ on.

• Glendale Technology Center redevelopment 
sites that present potenƟ al for increased con-
necƟ ons to industrial and employment areas.

• Lydell Corporate Center a large employment space 
(277,000 sf) with underuƟ lized square footage and 
expansive impervious surface parking presents op-
portuniƟ es for environmental quality improvement.

• Bayshore a signifi cant Glendale landmark, 
Bayshore serves residents and draws visitors 
from across the region to Glendale. The City 
should capitalize on Bayshore’s redevelopment 
through pedestrian and intersecƟ on improve-
ments and idenƟ fying complementary use 
opportuniƟ es.

• North Port Washington Road underuƟ lized 
auto-oriented uses present neighborhood-scale 
redevelopment opportunity and transportaƟ on 
improvements.

The North Shore’s established hub of commerce, employment, and entertainment 
that is rich with diversity and off ers a bright and sustainable future of friendly 
neighborhoods, high-quality educaƟ on, and recreaƟ on opportuniƟ es. 

The Vision serves as a moƟ vaƟ ng implementaƟ on tool and a concise set of prioriƟ es for the 2040 Compre-
hensive Plan. Informed by public input and community discussions, the Vision is built on a central, unifying 
statement and fi ve core prioriƟ es for acƟ on. These fi ve core prioriƟ es are:
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Plan Recommendations
The Plan is organized into ten chapters, each relaƟ ng to a diff erent planning element, including, but not 
limited to issues and opportuniƟ es, land use, transportaƟ on, housing, economic development, and imple-
mentaƟ on. Within every chapter is a detailed list of goals, objecƟ ves, policies, programs, and recommen-
daƟ ons designed to help the City move towards achieving its vision. Analysis of exisƟ ng condiƟ ons and 
inventory of Glendale faciliƟ es and programs is found in Appendix A. 

The following is a brief summary of the key recommendaƟ ons in the Plan, organized by chapter. The City 
invites you to read the full City of Glendale Comprehensive Master Plan to explore these recommenda-
Ɵ ons in greater detail and the context within which they were prepared.

Chapter Two: Natural Resources and 
Environmental Sustainability
• Make Sustainability and Resiliency a 

Community-Wide Priority
• UƟ lize Technology Across the Public Sector 

to Lead in Sustainability and Effi  ciency
• Promote a Compact Development PaƩ ern
• Protect Water QuanƟ ty and Quality

Chapter Three: Cultural Resources 
and Community IdenƟ ty
• Establish and Promote a Glendale Brand 

and IdenƟ ty
• Support and Sponsor City Events that 

DisƟ nguish Glendale and Celebrate Diversity
• Increase ConnecƟ ons to Art and a 

More BeauƟ ful Glendale
• Increase Diversity in City Leadership 

and RepresentaƟ on
• Increase Engagement with Glendale Residents

Chapter Four: Land Use
• Implement the Future Land Use Map (Map 5) 
• Develop Detailed Development Plans for 

Targeted Investment Areas

Chapter Five: Housing and Neighborhoods
• Support High Quality Housing at 

All Income Levels
• Enact Design Standards for MulƟ ple 

Family Housing

Chapter Six: Economic Development
• Pursue Redevelopment and Infi ll of 

UnderuƟ lized Lands
• Keep Bayshore a Strong Glendale Landmark 

and DesƟ naƟ on
• Retain and Expand ExisƟ ng Local Businesses

Chapter Seven: TransportaƟ on
• Maintain a Safe and Effi  cient Road System

• Complete a Bicycle and Pedestrian Plan

Chapter Eight: UƟ liƟ es and 
Community FaciliƟ es
• ConƟ nue to Include the School District in 

Future Planning Decisions

• Prepare the City for Future Technologies



 
 

City of Glendale 
2040 Comprehensive Master Plan 

Draft Change Memo 
Public Hearing 
August 3, 2020 

 
The information below reflects changes and updates made to the draft Comprehensive Master Plan prior 

to the Public Hearing. These changes and updates reflect comments received from City staff, elected 

officials and members of the public through the public comment opportunity.  

Draft Text Changes: 

• Added Executive Summary.  

 

• Added “economic diversity” in discussion of Vision Principle Promote Inclusion, Diversity, and High 

Quality of Life (Chapter 1) 

 

• Identified Clarios as part of the Johnson Controls, Inc. campus (Chapter 2) 

 

• Updated Economic Development policy (B) to include Port Washington Road: “Continue to enhance 

and beautify the streetscapes along major corridors and community gateways, particularly Silver 

Spring and Port Washington Road.” (Chapter 6)  

 

• Added the following recommended action to the recommendation to Maintain a Safe and Efficient 

Road System in Chapter 7 Transportation: “Review traffic mitigation at Green Tree and Vera Ave, to 

address increased traffic from commercial businesses.” (Chapter 7)   

 

• Added Silver Spring Drive and HWY 57 to the recommended action under the recommendation to 

Maintain a Safe and Efficient Road System in Chapter 7 Transportation: “Work with Milwaukee 

County and other regional and state entities on improvements to county- and state-owned roadways, 

including Port Washington Road, Silver Spring Drive, and HWY 57.” (Chapter 7) 

• Updated language in the recommended action for the recommendation Prepare the City for Future 

Technologies in Chapter 8 Utilities and Community Facilities: “Consider developing an open data 

policy and platform for City data to increase transparency and engage residents through digital 

media, including posting meetings on the City website.” (Chapter 8) 

 

• Added the North Shore Municipal Court and North Shore Health Department to the list of regional 

collaborations in Chapter 9 Intergovernmental Cooperation (Chapter 9) 
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• Language regarding the lack of transit access for some residents was added to the Transit discussion 

in the Inventory and Analysis Appendix. The paragraph now reads: “The Milwaukee County Transit 

System (MCTS) provides local public transit to the City. A grid of east-west and north-south transit 

routes provides effective and efficient transit options to City residents. However, a gap in service in 

the north central portion of the community leaves some residents without access to transit 

alternative. No additional policy or program is proposed for the City.” (Appendix A) 

 

• Edits to grammar and other minor corrections in the document.  

 

Graphic and Map Changes 

• Updated Vision Graphic icons for consistency (Chapter 1) 

 

• Updated Map 2 Community Asset Analysis Map to include “Light Industry” to the cluster identified 

as Northwest Health and Recreation (Chapter 1) 

 

• Added MCTS limited service line along Good Hope Road from Teutonia to Green Bay Avenue on Map 

7 Transportation and Community Facilities (Chapter 7) 

 

• Removed the “question” category from Map 5 Future Land Use Map (Chapter 4) 

 

• Updated the Implementation Table formatting, including streamlined design for clarity, adjustment 

of timeframes (Chapter 10). Specific initiative updates: 

o Changed the following initiatives to “medium” timeframe:  

▪ Update the stormwater management and resiliency plan 

▪ Complete streetscape and community beautification plan 

▪ Complete branding and identity planning process 

▪ Update Comprehensive Outdoor Rec Plan 

o Changed the following initiatives to “ongoing” 

▪ Increase public art in the City and create opportunities for arts-related uses in 

vacant storefronts 

▪ Increase community awareness and education of the Plan 

 



2040Glendale
Planning a bright and sustainable future  
for the hub of the North Shore
DRAFT: AUGUST 3, 2020
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The party to whom this document is conveyed (“Client”) from Vandewalle & Associates is granted the 
limited, non-transferable, non-exclusive right to copy this document in its entirety and to distribute such 
copies to others. 

In no event shall Vandewalle & Associates be liable to Client or any third party for any losses, lost profits, 
lost data, consequential, special, incidental, or punitive damages, delays, or interruptions arising out of or 
related to the recommendations contained in this document. 

Vandewalle & Associates shall not be liable or otherwise responsible for any future modifications to this 
document or their effect on the results of the implementation of the recommendations contained herein. 
In the event that Client modifies this document, the following disclaimer applies: 

This document is based on copyrighted materials of Vandewalle & Associates. This document 
contains modifications that have not been reviewed or approved by Vandewalle & Associates. As a 
result, Vandewalle & Associates expressly disclaims any and all warranties associated with, or liability 
resulting or arising in any way from, this modified document.
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Executive Summary
To achieve its vision over the next 20 years, this Comprehensive Master Plan is intended to serve both as 
a decision guide and an action-oriented implementation plan for the City of Glendale. The Comprehensive 
Plan is a document that is required by the State of Wisconsin and guides big picture, long term thinking 
in communities across the state. The Plan has a twenty-year outlook but is updated every ten years to 
ensure its effectiveness for the community. 

The Comprehensive Master Plan’s planning process began in the summer of 2019, drafting was primarily 
completed in the spring of 2020. This material was prepared amid the COVID-19 pandemic, which had 
immediate impacts on virtually all sectors of the national economy. This document was prepared with the 
best information available, recognizing that economic conditions will continue to fluctuate. 

  2040 
Vision

•	 Build a Unified  
Glendale Identity

•	 Be a Regional Leader in  
Sustainability and Resiliency

•	 Capitalize on Glendale’s  
Central Location and its  
Role in the Region 

•	 Cultivate Strong,  
Connected Neighborhoods

•	 Promote Inclusion, Diversity,  
and High Quality of Life 

Targeted Investment Areas
The Comprehensive Master Plan also includes special consideration of areas of change and opportunities in the 
community for additional planning and investment. These Targeted Investment Areas are highlighted in Chapter 
Four Land Use. Where land is currently underutilized, there are opportunities for redevelopment and recom-
mendations suggest a change in land use or character. The Targeted Investment Areas identified include:

•	 Green Bay Ave and Mill Road a central inter-
section that presents connection to community 
parks and commercial opportunity.

•	 Civic Core Glendale’s existing hub of city govern-
ment and services offer opportunities for public 
safety, education, and recreation.

•	 Glendale Technology Center redevelopment 
sites that present potential for increased con-
nections to industrial and employment areas.

•	 Lydell Corporate Center a large employment space 
(277,000 sf) with underutilized square footage and 
expansive impervious surface parking presents op-
portunities for environmental quality improvement.

•	 Bayshore a significant Glendale landmark, 
Bayshore serves residents and draws visitors 
from across the region to Glendale. The City 
should capitalize on Bayshore’s redevelopment 
through pedestrian and intersection improve-
ments and identifying complementary use 
opportunities.

•	 North Port Washington Road underutilized 
auto-oriented uses present neighborhood-scale 
redevelopment opportunity and transportation 
improvements.

The North Shore’s established hub of commerce, employment, and entertainment 
that is rich with diversity and offers a bright and sustainable future of friendly 
neighborhoods, high-quality education, and recreation opportunities. 

The Vision serves as a motivating implementation tool and a concise set of priorities for the 2040 Compre-
hensive Plan. Informed by public input and community discussions, the Vision is built on a central, unifying 
statement and five core priorities for action. These five core priorities are:
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Plan Recommendations
The Plan is organized into ten chapters, each relating to a different planning element, including, but not 
limited to issues and opportunities, land use, transportation, housing, economic development, and imple-
mentation. Within every chapter is a detailed list of goals, objectives, policies, programs, and recommen-
dations designed to help the City move towards achieving its vision. Analysis of existing conditions and 
inventory of Glendale facilities and programs is found in Appendix A. 

The following is a brief summary of the key recommendations in the Plan, organized by chapter. The City 
invites you to read the full City of Glendale Comprehensive Master Plan to explore these recommenda-
tions in greater detail and the context within which they were prepared.

Chapter Two: Natural Resources and 
Environmental Sustainability
•	 Make Sustainability and Resiliency a  

Community-Wide Priority
•	 Utilize Technology Across the Public Sector  

to Lead in Sustainability and Efficiency
•	 Promote a Compact Development Pattern
•	 Protect Water Quantity and Quality

Chapter Three: Cultural Resources  
and Community Identity
•	 Establish and Promote a Glendale Brand  

and Identity
•	 Support and Sponsor City Events that  

Distinguish Glendale and Celebrate Diversity
•	 Increase Connections to Art and a  

More Beautiful Glendale
•	 Increase Diversity in City Leadership  

and Representation
•	 Increase Engagement with Glendale Residents

Chapter Four: Land Use
•	 Implement the Future Land Use Map (Map 5) 
•	 Develop Detailed Development Plans for 

Targeted Investment Areas

Chapter Five: Housing and Neighborhoods
•	 Support High Quality Housing at  

All Income Levels
•	 Enact Design Standards for Multiple  

Family Housing

Chapter Six: Economic Development
•	 Pursue Redevelopment and Infill of 

Underutilized Lands
•	 Keep Bayshore a Strong Glendale Landmark  

and Destination
•	 Retain and Expand Existing Local Businesses

Chapter Seven: Transportation
•	 Maintain a Safe and Efficient Road System

•	 Complete a Bicycle and Pedestrian Plan

Chapter Eight: Utilities and  
Community Facilities
•	 Continue to Include the School District in  

Future Planning Decisions

•	 Prepare the City for Future Technologies
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Introduction
Located in heart of the North Shore, just one mile from Lake Michi-
gan, the City of Glendale is a unique community characterized by its 
diverse residents, family friendly atmosphere and robust commer-
cial and economic opportunities. One of the few cities in the North 
Shore to go beyond a bedroom community, Glendale is a hub for 
activity and recreation while also being home to major employers 
and regional economic drivers.  

Glendale is a well-connected community with vast transportation 
infrastructure and access to major regional thoroughfares, includ-
ing Interstate 43 and a number of state highways. Its location just 
15 minutes from downtown Milwaukee make it ideal for residents 
looking to live and work in the region. 

Over the last seventeen years, the City’s population has declined; 
however, decline has slowed to a stable level – presenting both 
opportunities and challenges. The City desires to increase oppor-
tunities for growth with a balance of residential and nonresidential 
development while operating within its constraints as a built-out 
community and moving the community forward in an ecologically 
and economically sustainable way. 

Purpose of this Plan
This 2040 Comprehensive Master Plan (Plan) is intended to help the 
City guide short-range and long-range growth and development. 
The purposes of this Comprehensive Plan are to:

•	 Identify areas appropriate for redevelopment and preservation 
over the next 20 years;

•	 Recommend appropriate types of land use for specific areas in 
the City; 

•	 Preserve and enhance natural resources in and around the City;
•	 Identify needed transportation and community facilities to 

serve future land uses;
•	 Direct housing and commercial investments in the City; and
•	 Provide detailed recommendations to implement Plan goals 

and vision. 

Plan Adoption Process

Preparation of a comprehensive 
plan is authorized under §66.1001, 
Wisconsin Statutes. Before adoption, 
a Plan must go through a formal 
public hearing and review process. 
The Plan Commission adopts by 
resolution a public hearing draft of 
the Plan and recommends that the 
Common Council enact an ordinance 
adopting the Plan as the City’s official 
Comprehensive Plan. 

Following Plan Commission approval, 
the Common Council holds a public 
hearing to discuss the proposed 
ordinance adopting the Plan. Copies 
of the public hearing draft of the 
Plan are forwarded to a list of local 
and state governments for review. 
A Class 1 notice must precede the 
public hearing at least 30 days 
before the hearing. The notice must 
include a summary of the Plan and 
information concerning where the 
entire document may be inspected or 
obtained. The Council may then adopt 
the ordinance approving the Plan as 
the City’s official Comprehensive Plan. 

This formal, well-publicized process 
facilitates broad support of plan goals 
and recommendations. Consideration 
by both the Plan Commission and 
Common Council assures that both 
bodies understand and endorse the 
Plan’s recommendations.
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The Plan is organized into chapters that specifically address each of the nine elements required by the 
State of Wisconsin. Each chapter presents an outline of the City’s goals, objectives, and policies on the 
element it is addressing (e.g. Transportation, Land Use, Economic Development). These documented pol-
icies are the basis for the programs and recommendations that are presented at the end of each chapter. 
Background information presenting existing conditions, descriptions of relevant plans, and analysis of key 
demographic data on each element are included in the Existing Conditions Inventory found in Appendix A. 

The final chapter of the Plan document (Implementation) indicates proposed strategies and implementa-
tion timelines to ensure that the recommendations presented in this Plan become a reality.

Planning Process
This Comprehensive Plan is being prepared under the State of Wisconsin’s comprehensive planning legis-
lation, adopted in 1999 and contained in §66.1001, Wisconsin Statutes. This Plan meets all of the statuto-
ry elements and requirements of the comprehensive planning law. 

In order to provide sound public policy guidance, a comprehensive planning process should incorporate 
inclusive public participation procedures to ensure that final Plan recommendations reflect a broadly sup-
ported vision for the community. On July 8, 2019, at the outset of this planning process, the City Council 
adopted the City’s public participation plan by resolution. A public workshop was held in October 2019, 
and Plan consultants provided updates on the process at numerous Plan Commission meetings, which 
were noticed and open to the public. The recommendations in this Plan, informed by input from the 
public, elected officials, and City staff, are generally consistent with other adopted local and county plans, 
long-standing state and regional policies, and sound planning practices.

The Planning Area
As a built-out and developed city in a densely populated region surrounded by neighboring municipalities, 
the planning area includes all lands currently within the City of Glendale’s municipal limits.

General Regional Context
Map 1 shows the relationship of the City to neighboring communities. The City is located in Milwaukee 
County, roughly eight miles north of downtown Milwaukee. 

The City is bordered on the south and west by the City of Milwaukee; to north by the Village of Brown 
Deer, the Village of River Hills, and the Village of Fox Point; and to the east by the Village of Whitefish Bay 
and the Village of Shorewood. The Milwaukee River weaves northwest to southeast through the City of 
Glendale. 

Goals, Objectives, Policies, Programs, and Recommendations
Each subsequent chapter of the Comprehensive Master Plan includes goals, objectives, policies, programs, 
and recommendations that will provide direction and policy guidance to Plan Commission members, City 
Council members, residents, and other interested groups and individuals for the next 20-plus years.
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Goals, objectives, policies, programs, and recommendations are defined below:

Goals are broad, advisory statements that express general public priorities about how the City should 
approach development issues. Goals are based on key issues and opportunities that are affecting the City.

Objectives more specifically identify future direction. By accomplishing an objective, the City moves closer 
to achieving its goals. 

Policies are rules or courses of action implemented to achieve specific objectives. City staff and officials 
should use policies on a day-to-day basis when making decisions.

Programs are specific projects or services that are intended to move the City toward achieving its goals, 
objectives, and policies.

Recommendations provide detailed information regarding how to implement objectives, policies, and 
programs.

Organization of this Plan
The remainder of this Plan is presented in ten chapters addressing topics from housing to transportation, 
land use, and intergovernmental cooperation. Aside from the first and last chapters, each chapter includes 
a goal or goals, objectives, and polices and outlines recommendations. Appendix A, which includes a 
detailed inventory and analysis of data, background information, and existing conditions in the City was 
referenced to develop the content of each Plan chapter. The chapters include: 

1.	 Issues and Opportunities 

2.	 Natural Resources and Environmental Sustainability 

3.	 Cultural Resources and Community Identity

4.	 Land Use

5.	 Housing and Neighborhoods

6.	 Economic Development

7.	 Transportation

8.	 Utilities and Community Facilities

9.	 Intergovernmental Cooperation

10.	Implementation 3	
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Chapter One: Issues and 
Opportunities
A detailed overview of demographic trends and background information for the City can be found in the Ex-
isting Conditions Inventory appendix to this Plan. This information provides an understanding of the changes 
taking place in the City of Glendale. Data analysis includes population, household and employment trends 
and forecasts, age distribution, educational attainment levels, and employment and income characteristics. 

Figure 1. Glendale 20-Year Population Projections, 2020-2040

 Projection Method 2010* 2017** 2020 2025 2030 2035 2040
Compounded Growth 1990-2017 (2) 12,872 12,868 12,745 12,542 12,342 12,145 11,951
Compounded Growth 2000-2017 (2) 12,872 12,868 12,783 12,644 12,505 12,369 12,234
Compounded Growth 2010-2017 (2) 12,872 12,868 12,866 12,863 12,861 12,858 12,855
Linear Growth 1990-2017 (1) 12,872 12,868 12,732 12,507 12,281 12,055 11,829
Linear Growth 2000-2017 (1) 12,872 12,868 12,780 12,633 12,486 12,340 12,193
Linear Growth 2010-2017 (1) 12,872 12,868 12,866 12,863 12,861 12,858 12,855
WisDOA Population Projection 12,872  -   12,870 12,710 12,590 12,710 12,660
*Source: U.S. Census Bureau, 2010 Census. **Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates.
Source: Wisconsin Department of Administration, 2013 population estimate. 
1. Extrapolated based on the average annual population change over the given years.
2. Extrapolated based on the average annual percent change over the given years.

For the purposes of this Plan, the City will utilize the 
2010-2017 Compounded Growth Projection scenario. 
This is a conservative approach based on population 
trends of the last seven years. This population scenario 
will be used for housing and land use demand projec-
tions later in this Plan.

Public Participation and Input 
The Comprehensive Master Plan has been informed 
by thorough public participation that engaged with 
residents and stakeholders throughout the planning process. Numerous workshops and events were used 
to gather input from the public in different ways. This input was used to inform the Master Plan, partic-
ularly in the development of the Plan’s Vision and goals and the Target Investment Areas. A number of 
input opportunities we hosted by the City, including a community workshop, stakeholder focus groups, 
and a virtual open house. Additionally, information and input was solicited from residents at a number of 
community events. Attending these events brought the planning process out to people in the community, 
where they were already gathering to experience Glendale. Outreach at community events included Mu-
sic in the Glen, Root Beer Bash, and Network at Night, hosted by the Glendale Area Business Association. 
Information on the planning process was also published in a dedicated page on the City’s website. Here, 
residents were encouraged to review plan materials as well as provided the opportunity to submit photos 
for inclusion in the Comprehensive Master Plan. The following is a description of the public input process, 
additional results and summary materials can be found in Appendix B. 

PUBLIC INPUT EVENT DATE
Community Workshop October 2019

Stakeholder focus Groups November 2019

Virtual Open House July 2020

COMMUNITY EVENT OUTREACH DATE

Music in the Glen August 2019

Glendale Root Beer Bash August 2019

Glendale Area Business Association 
(GABA) Network at Night January 2020
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2040 Vision
The 2040 Comprehensive Master Plan will lay out the direction and big picture ideas that can move the 
City forward to grow and expand its impact. The 2040 Vision is an aspirational tool and was developed 
with input from the public and City staff and Plan Commission to outline Glendale’s desired future. The 
Vision can serve as a motivating implementation tool and a concise set of priorities for the 2040 Compre-
hensive Plan. The Vision is built on a central, unifying statement and five core priorities for action. 

2040 Vision Statement:  
The North Shore’s established hub of commerce,  

employment, and entertainment that is rich with diversity and 
offers a bright and sustainable future of friendly neighborhoods, 

high-quality education, and recreation opportunities.

Build a Unified Glendale Identity
While the City of Glendale is a vibrant community that provides its residents with a high quality of life, its 
historic formation, physical layout, and close connection to surrounding North Shore communities have 
left Glendale without a clear identity or brand that unites its residents and distinguishes it within the 
region. Specifically, the City is without the type of downtown district that uniquely serves local residents 
and acts as a gathering place for organized and impromptu social interaction among residents from all of 
Glendale’s neighborhoods. Under the 2040 Vision, the City will work to build a unified identity for the City 
that galvanizes residents and communicates a sense of City pride. 
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Be a Regional Leader in Sustainability and Resiliency
Glendale already has taken significant steps to establish itself as a community that cares about the envi-
ronment and the preservation of its natural resources and has acted to build a more sustainable future. 
The new net-zero-ready City Hall and the Johnson Controls, Inc. headquarters are two examples of how 
the community is pursuing sustainability in the built environment. The City’s leadership role with the Met-
ropolitan Milwaukee Sewerage District helps it make regional impacts on water quality. The large footprint 
of greenway along the Milwaukee River and regional bike trails like the Oak Leaf Trail provide opportuni-
ties for open space preservation and active transportation and recreation. As part of the Comprehensive 
Plan Vision, the City will continue to advance these initiatives and expand the scope of its sustainability 
efforts to make sure that the City is prepared for environmental and climate-related uncertainty in the 
future. 

Capitalize on Glendale’s Central Location and Grow its Role in the Region
The North Shore is a highly interconnected region. Glendale’s central location in the North Shore and 
proximity to major economic drivers like downtown Milwaukee and quality of life enhancements like the 
Milwaukee River and Lake Michigan make it an attractive place for new residents and employers. Glendale 
has benefited greatly from the transportation infrastructure that connects it to the region and the diverse 
mix of businesses providing tax base and jobs to the community – making it one of the strongest employ-
ment centers in the area. The 2040 Vision emphasizes the importance of Glendale’s economic develop-
ment and outlines initiatives to grow its impact. 

Cultivate Strong, Connected Neighborhoods
One of Glendale’s most prominent assets is its supply of quality housing available at price points that 
make it affordable to a wide range of people. From young professionals and families to seniors, residents 
come to Glendale for the value of the housing and for accessibility to the strong schools and community 
amenities. Into 2040, Glendale will need to continue to strengthen its housing and neighborhoods by en-
suring that quality remains high and that housing remains affordable and accessible and meets the needs 
of all residents. Additionally, strengthening neighborhoods will require that the City work to overcome 
barriers to bring residents together, connecting them to each other and the greater Glendale identity.  

Promote Inclusion, Diversity, and High Quality of Life
One of Glendale’s greatest strengths and something that sets it apart in the North Shore is its diversity. 
This diversity is not only racial and economic, but shows up in cultural and religious identities, too. To be 
stronger and more resilient in 2040, the City of Glendale must promote diversity and inclusion in all areas 
of the community. From celebrating diversity through community events to promoting local businesses to 
expanding participation in the political process, the City of Glendale aims to be a more inclusive place in 
the future, where all residents, regardless of background or neighborhood, enjoy a high quality of life.
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Be a regional leader in  
sustainability and resiliency

• Engage community stakeholders in collaborative decision-making  
and implementation of environmental quality plans

• Accelerate efforts to replace impervious surfaces with  
green spaces and green infrastructure

• Recruit new businesses and employers focused on  
environmental sustainability and water quality

• Establish a policy and critical infrastructure review and response 
mechanism

• Partner with North Shore communities to advance best practices in 
stormwater management, energy efficiency, and community resiliency 

• Prepare for and respond to potential future economic, housing, 
infrastructure, and natural resource demands due to environmental 
changes and future community growth

Cultivate strong,  
connected neighborhoods

• Promote strong housing maintenance and rehabilitation standards
• Encourage neighborhood-based events and celebrations to  

bring other parts of the community to the neighborhood
• Find ways to remove boundaries and help Glendale  

neighbors get to know each other across neighborhoods
• Review road and infrastructure between neighborhoods and key 

destinations, prioritizing walkability and bikeability

Capitalize on Glendale’s central  
location and grow its role in the region

• Continue to grow and enhance the greenway system in Glendale  
and its connection to the regional system

• Continue partnerships with North Shore communities to 
collaborate, share resources and build efficiencies 

• Promote Glendale as a community of choice as a diverse, active, 
and sustainable place to live, work, and locate a business

• Maximize transportation and regional infrastructure connectivity by 
maintaining high-quality roads, intersections, trails, and transit 

Promote inclusion,  
diversity, and high quality of life

• Celebrate Glendale’s cultural diversity through community  
events and opportunities for arts and culture

• Focus on growing local businesses by supporting local  
entrepreneurs and connecting residents with small businesses 

• Engage residents and community stakeholders through  
transparent communication and accountability

• Create housing opportunities that provide life-cycle housing 
options for residents at all price points and life stages and that 
promote wealth generation 

• Utilize context sensitive, environmental design to create 
streetscapes and public spaces that are safe, efficient, and 
enjoyable and enable residents to thrive

The North Shore’s established hub of commerce,  The North Shore’s established hub of commerce,  
employment and entertainment that’s rich with diversity employment and entertainment that’s rich with diversity 

and offers a bright and sustainable future of friendly and offers a bright and sustainable future of friendly 
neighborhoods, high quality education and recreation neighborhoods, high quality education and recreation 

opportunities.opportunities.

Build a unified  
Glendale identity

• Create an accessible, mixed-use gathering place for all  
Glendale neighborhoods and residents 

• Connect all neighborhoods to the Glendale identity
• Emphasize consistent branding and connection to Glendale’s  

values and vision in communications
• Build community events that distinguish Glendale and 

show community pride
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and offers a bright and sustainable future of friendly and offers a bright and sustainable future of friendly 
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Build a unified  
Glendale identity

• Create an accessible, mixed-use gathering place for all  
Glendale neighborhoods and residents 

• Connect all neighborhoods to the Glendale identity
• Emphasize consistent branding and connection to Glendale’s  

values and vision in communications
• Build community events that distinguish Glendale and 

show community pride
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Community Asset Analysis
The 2040 Comprehensive Master Plan is an ambitious document in that it looks to go beyond the basic 
plan requirements to be a strategic and highly informative document for the community. As an additional 
level of analysis, the Plan includes a Community Asset Analysis, which examines Glendale’s transportation 
connections, natural resource assets, employment centers, commercial areas, and housing and other 
community characteristics to identify community strengths and identify opportunities. This analysis was 
used as the foundation for a deeper examination of areas suited for additional planning (Target Areas Map 
in Chapter Six: Economic Development). 

The Community Asset Analysis identified the following opportunities in Glendale:

•	 Major transportation infrastructure connects Glendale to the Greater Milwaukee region and sur-
rounding communities.

•	 Extensive parks, greenways, and trails provide recreation and open space.
•	 Strong neighborhoods across the community connect to community assets.
•	 A diverse business mix drives economic opportunity in clusters throughout the City.
•	 Strong recreation assets make Glendale a regional destination.
•	 Redevelopment and reuse opportunities provide prospects to further expand the tax base.
•	 Corporate headquarters act as major employers.

The Community Asset Analysis map shows areas of concentration that were identified as well. These areas 
represent community facilities, landmarks, and potential redevelopment sites where certain uses or indus-
tries are concentrated. Several concentrations were identified, including:

•	 Hotel and Hospitality
•	 Civic Centers
•	 Recreation
•	 Healthcare
•	 Retail
•	 Auto
•	 Various Commercial Corridors
•	 Industrial and Technology Parks

13
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Chapter Two:  
Natural Resources and 
Environmental Sustainability
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Chapter Two: Natural 
Resources and 
Environmental Sustainability
The City of Glendale is made up of a unique set of natural resources that include rivers, streams, wetlands, 
woodlands, wildlife, and open space. It is located along the Milwaukee River and within the Milwaukee 
River Watershed that flow into Lake Michigan. Due to the importance of protecting and mitigating poten-
tial hazards to the river and lake, Glendale’s approach to natural resource protection and environmental 
sustainability are pivotal. This chapter outlines the community’s goals, objectives, strategies, and recom-
mendations for preserving and improving its recourses over the next twenty years.  

Natural Resource and Environmental Sustainability Goals, 
Objectives, and Policies
Goal:
Glendale will preserve, protect, and enhance its natural and cultural resources, deepen its focus on envi-
ronmental stewardship and environmental justice, and be a regional leader on environmental and munici-
pal sustainability and resiliency.

Objectives:
a.	 Engage community stakeholders in collaborative decision-making and implementation of local and 

regional environmental quality plans.
b.	 Reduce impervious surfaces in the community by replacing paved areas with green space and green 

infrastructure to manage stormwater and runoff. 
c.	 Protect surface water and groundwater quality in the City and surrounding area.
d.	 Prepare for and respond to future demands on Glendale resources and infrastructure caused by envi-

ronmental changes and future community growth. 
e.	 Pursue opportunities that support both natural resource protection and the health of the local  

economy. 
f.	 Highlight Glendale’s location in the region and natural assets as a destination for outdoor recreation 

and tourism. 
g.	 Preserve the City’s natural resources (e.g., streams, wetlands, woodlands, wildlife habitat, and open 

spaces), especially along the Milwaukee River, Milwaukee River Greenway, and near the Oak Leaf Trail.
h.	 Advance realization of net-zero and sustainability goals in City facilities and service areas. 
i.	 Promote Johnson Controls Inc. and Clarios Campus and other sustainable businesses as community 

assets, through visible signage that showcases their place in Glendale. 

Policies:
a.	 Protect the City’s sensitive natural areas including floodplains, wetlands, drainageways, and steep 

slopes (shown on Map 3) through overlay zoning standards. 
b.	 Support streambank management, restoration, erosion control, water clean-up initiatives, proper 

landscape practices, stormwater management, and use of vegetative buffers. 
c.	 Require all site plans, preliminary plats, and certified survey maps to accurately depict sensitive envi-

ronmental resources, including wetlands, floodplains, steep slopes, and drainageways found on the 
site. 16
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d.	 When development proposals are offered, consider the preservation of natural features of a site and 
natural resources in the area. 

e.	 Work to protect threatened or endangered species and wildlife habitat areas.
f.	 Work to restore Glendale’s tree canopy on public and private properties. 
g.	 Cooperate with other government and non-profit land conservation agencies to preserve natural 

resources that are under shared authority or cross government boundaries.
h.	 Pursue funding opportunities to maintain, protect, and enhance environmental quality in the City.
i.	 Encourage programs that help to educate citizens on the tools, programs, and incentives that protect 

the natural environment.
j.	 Explore codifying and mobilizing legislation of the City’s commitment to sustainability and resiliency 

through waste reduction, energy efficiency, and climate adaptation. 

Natural Resource Programs and Recommendations
The City and surrounding area contain outstanding natural resources that will require concerted, ongoing, 
and coordinated efforts to maintain and enhance them, including the following efforts:

Make Sustainability and Resiliency a Community-Wide Priority
The 2040 Comprehensive Master Plan and the 2040 Vision have laid out clearly sustainability and envi-
ronmental stewardship as a priority for the City of Glendale. These documents were informed carefully by 
input from the public and City leadership. Again, and again sustainability was brought up as critical to the 
community’s future. Glendale has already made strides in advancing sustainability, and these early efforts 
reflect an understanding of the importance of the environment to the quality of life in the City. Moving 
into 2040, the City should continue to increase and broaden its efforts on sustainability and champion 
new initiatives that demonstrate it is a citywide priority. 

Recommended Actions:

•	 Implement MMSD Resilience Plan Action Items.
•	 Continue to partner with neighboring North Shore communities to advance best practices in stormwa-

ter management, energy efficiency, and community resiliency. 
•	 Consider a Milwaukee River overlay to ensure protection of the Milwaukee River. 
•	 Form an Environmental Action group of citizens and leaders:

o	 Advertise and promote community programs.
o	 Identify opportunities for expanded action.
o	 Mobilize volunteers for local cleanup and environmental stewardship programs.
o	 Focus on equitable investment in environmental improvement across the City.

•	 Work with local nonprofit community groups to expand community garden programs by assisting 
groups in identifying suitable land for gardens and urban agriculture. 

•	 Work with City Staff and community partners to evaluate the health of Glendale’s existing tree canopy 
and identify opportunities and steps to restore it on both public and private properties.

•	 Create a community-wide award for green practices to encourage both business and homeowners to 
implement sustainability, energy efficiency, stormwater management, etc. 

•	 Complete a climate event risk assessment in Glendale, analyzing areas of vulnerability, identifying haz-
ard mitigation steps, and prioritize an action plan to be ready for potential weather events, including 
floods. 17
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Utilize Technology Across the Public Sector to Lead in Sustainability and 
Efficiency
Glendale is in the unique position to take bold action on its sustainability goals. Its track record with the 
green improvements to City Hall and the City’s commitment to the Paris Climate Agreement show the 
City’s forward thinking and big picture outlook. Glendale has the potential to take this further through 
exciting partnerships with local leaders in civic technology, energy efficiency, and sustainability. Johnson 
Controls, Inc. (JCI) is a global innovator in the field of building systems and digital solutions. Headquar-
tered in Glendale, the company is committed to creating positive outcomes for the environment and its 
users. Sustainability, energy efficiency, and civic technology integration are areas of particular expertise for 
JCI and provide exciting opportunities for synergy with the City’s goals. The City of Glendale should pursue 
greater interaction with JCI and other experts in the community about how to integrate new technology 
into the delivery of its core municipal services to make them better, more efficient, and more transparent 
for residents. 

•	 Advance civic technology to ensure efficiency in all public infrastructure, including water, electricity, 
and traffic control. 

•	 Explore partnerships with technology firms, including Johnson Controls, to pilot smart cities technol-
ogy in Glendale centered on improving residents’ quality of life, increasing government transparency, 
and maximizing efficiency in the delivery of public services. 

•	 Advance net-zero goals at City Hall and other community facilities over the next ten years. 
•	 Establish a policy and procedure for reviewing critical infrastructure and municipal policy every three 

years to ensure capacity, efficiency, and relevance. Establish a response mechanism for needed up-
dates and adjustments. 

Protect Environmental Corridors 
Environmental corridors are important elements of the natural resource base. They help create the form 
and character of the City. They have environmental, ecological, passive recreational, stormwater manage-
ment, groundwater protection and recharge, erosion control, wildlife, and scenic value. Environmental 
corridors also have severe limitations for development; therefore, minimizing development in these areas 
also protects private property. 

For the City, environmental corridors are shown on Map 3 and described more fully in the Land Use chap-
ter. They represent the composite of adopted floodplain, wetland, woodland, public land, steep slope (20 
percent plus), and drainageway and waterway buffer areas. In the City of Glendale, most environmental 
corridors are on county-owned land surrounding the Milwaukee River. 

Recommended Actions:

•	 Existing development and land uses should be allowed to continue within mapped environmental 
corridors, but some improvements may be limited. 

•	 Environmental corridors should be maintained with sufficient width and ground cover to provide 
movement of wildlife and fulfill their other functions. 

•	 Maintained lawns and formal landscaping within environmental corridors should be strongly  
discouraged.

18
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Promote a Compact Development Pattern
Glendale’s placement within the North Shore and greater Milwaukee region and its built-out development 
pattern prevents the City from growing or developing beyond its jurisdictional boundaries. Additionally, 
the lack of open development space requires the City to pursue redevelopment and infill to accommodate 
growth. Given these conditions, the City should continue to implement land use policies that generally 
promote a compact development pattern.

Recommended Actions: 

•	 Focus on techniques that minimize the amount of land required for additional growth, such as infill 
development, redevelopment, conservation neighborhood development, and smaller lot sizes. 

•	 Create and maintain a complementary transportation network that facilitates compact development 
through alternative forms of transportation (e.g., walking, biking, transit).

•	 Create a vacant land inventory to promote and publicize lots avail-
able for redevelopment and infill. 

Protect Water Quantity and Quality
The City of Glendale is just one mile from an abundant and precious 
freshwater resource: Lake Michigan. Lake Michigan serves as the 
source of the City’s drinking water via the North Shore Water Com-
mission and the Glendale Water Utility. Additionally, Glendale is in the 
882.3-square-mile Milwaukee River Basin. It is unquestionable that 
the activities, uses, and management of land have critical impacts 
on the quantity and quality of our water resources. As Glendale is 
impacted by both lake water and groundwater, it is essential that the 
City utilize best practices to protect water quality in the region. 

Recommended Action:

•	 Continue and expand regional partnerships to implement envi-
ronmental quality plans and best practices. Existing collaborations 
include:

o	 North Shore Water Commission (NSWC) – commission that 
provides water purification and pumping services for member 
utilites of Glendale, Whitefish Bay and Fox Point.

o	 Metropolitan Milwaukee Sewerage District (MMSD) – regional government agency that 
provides water reclamation and flood mitigation services to 28 communities in the greater 
Milwaukee area. 

•	 Reduce impervious surfaces in the community by replacing paved areas with green space and green 
infrastructure to manage stormwater and runoff. Participate in available green infrastructure funding 
programs to help property owners implement green infrastructure strategies. 

•	 Partner with property owners in the identification, assessment, remediation, and reuse of brownfield 
sites. These sites have the potential to contaminate groundwater. Significant state and federal dollars 
are available for brownfield assessment, planning, and cleanup in advance of redevelopment. The City 
should continue to be active in identifying and helping to clean up and restore to economic use those 
sites that contain soil contamination. 19
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Encourage Green Building Construction and Rehabilitation
The City of Glendale has already taken significant steps to establish itself as a leader in green construc-
tion in southeastern Wisconsin. The seventy-three-million-dollar campus renovation of Johnson Controls, 
Inc., in 2010 resulted in the largest LEED Platinum campus in the world. Glendale’s new City Hall opened 
in 2019 and is net-zero ready and includes a solar-ready roof, bioswales, and advanced energy-efficient 
building systems. The City should work to advance additional green construction and building operation 
practices in public and private facilities. 

Recommended Action:

•	 Explore opportunities to promote and encourage the construction of green buildings and consider 
adding green or sustainable standards into City codes and ordinances. 

•	 Promote insurance industry benefits related to “green” investments in buildings, homes, and vehicles. 
•	 Consider conducting audits of existing municipal buildings to identify ways to reduce energy consump-

tion and make building operations more sustainable.
•	 Consider requiring that energy consumption be tracked by property owners and disclosed to potential 

buyers or tenants to encourage energy efficiency and empower buyers and tenants to make informed 
decisions about energy consumption. 

•	 Consider programs that support builders in constructing housing and commercial units that are en-
ergy efficient in their design and technology and enable residents to implement energy-saving, smart 
home technologies. 

•	 Create waste reduction programs for construction and demolition waste. 
•	 Explore opportunities for public and private sector technology upgrades to enable the future of trans-

portation and mobility technology, including electric vehicle charging.

Update the Stormwater Management and Resiliency Plan to Codify Best 
Management Practices
As a member of the Metropolitan Milwaukee Sewerage District (MMSD), the City of Glendale has support-
ed their 2019 Resilience Plan. The City should work with MMSD to implement the recommendations of 
this plan. 

To further Glendale’s commitment to sustainability, the City should complete a Stormwater Management 
and Climate Resiliency Plan that codifies best management practices for the City and advances the goals 
of limiting run-off, protecting and improving water quality, reducing flooding, and addressing the impacts 
of climate change. An effective and comprehensive stormwater management approach may include any 
or all of the following strategies:

•	 Incorporate progressive construction site erosion control practices. Construction sites generate a 
significant amount of sediment run-off if not managed properly. Under current State laws, erosion 
control plans are required for all construction sites larger than one acre. The City will continue to 
enforce erosion control ordinances and techniques for the protection and continued improvement of 
water quality. In particular, progressive erosion control systems should be components of new devel-
opment/redevelopment sites. These techniques include providing silt fencing surrounding the con-
struction project, minimizing the amount of land area that is disturbed throughout the construction 
process, and quickly reestablishing any displaced vegetation. 20
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•	 Utilize infiltration and retention areas. Where stormwater basins are necessary to effectively manage 
run-off, such basins and associated conveyance routes should be integrated carefully into the sur-
rounding development pattern and should incorporate native edge vegetation whenever feasible to 
ensure the aesthetic and functional integrity of the site. 

•	 Maximize permeable surface areas. This technique focuses on reducing the impervious footprint of 
development sites and breaking up large paved areas with permeable surfaces and/or natural ground 
cover and vegetation. Since the impacts of stormwater runoff are managed far more effectively by 
natural systems such as wetlands and forest ecosystems than by pervious ground cover that has been 
altered by construction or other human impacts (e.g., front lawns), the preservation of environmen-
tal corridors will go a long way in mitigating stormwater impacts. Where paved surfaces are neces-
sary, these areas should be graded so they drain to infiltration areas. This approach also includes the 
incorporation of narrower street widths into neighborhoods where possible and the development of 
smaller lots, which are typically associated with less impervious surface per lot (e.g., less street front-
age needed per lot).

Examples of current on-site infiltration techniques that the City may promote for use on both residential 
and non-residential properties include:

•	 Rain gardens. A rain 
garden is a landscape 
feature designed, 
located, and installed 
for the purposes of 
capturing stormwater 
runoff and allowing 
it to infiltrate back 
into the ground. The 
City may consider 
codifying rain garden 
design standards as 
part of its landscaping 
ordinance, allowing 
the construction of 
rain gardens that 
meet these standards 
to apply towards the 
City’s landscaping 
requirements. 

•	 Rain Barrels. A rain barrel collects and stores the water that drains from rooftops to prevent it from 
running off-site. A hose can be connected to the barrel and the collected rain can be used to water 
the lawn or garden or to wash the car. Barrels can also be set to slowly empty themselves, allowing 
the water to filter back into the ground. 

Example of a rain garden

21
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•	 Green (vegetated) roofs. Green roofs effectively act like sponges, absorbing water from rainstorms 
that would otherwise run off the roof. Green roofs also function as filters, removing pollutants from 
rainwater. Other benefits to green roofs include reducing the amount of stormwater entering the sew-
age system, absorbing air pollution, protecting the building’s underlying roof material by eliminating 
exposure to UV radiation and temperature fluctuations, providing habitats for birds and other small 
animals, functioning as a more attractive alternative to traditional rooftops, reducing the amount of 
outdoor noise entering the building, reducing energy costs by insulating the building from extreme 
temperatures, and reducing urban heat island effects. This is an area where the City could take a 
leadership role by installing green roofs on future municipal buildings or retrofitting existing buildings 
when roof replacements are necessary.

•	 Phosphorus ban. Phosphorus is a chemical commonly found in household and commercial fertilizers. 
When applied to lawns and landscaping, the chemical can be washed easily into nearby waterways 
during rainstorms or can travel to these waterways via groundwater. Once higher levels of phosphorus 
build up in rivers and lakes, these nutrients lead to excessive plant growth. As plant material decays, 
it leads to the overabundant growth of bacteria, which help to break down the plant material. These 
bacteria consume oxygen, eventually decreasing the level of oxygen in the water enough to suffocate 
other aquatic life. Excessive algae growth also blocks sunlight from reaching plants and other forms of 
life that live on the floor of the waterbody, thus further disrupting the aquatic ecosystem. To combat 
this issue, other communities throughout the Midwest have banned the use of fertilizers that contain 
phosphorus. For example, Dane County, Wisconsin, prohibits the application of lawn fertilizer contain-
ing phosphorus to established lawns, golf courses, parks, and cemeteries when soil tests indicate that 
an excessive amount of phosphorus is already present. 

•	 Vegetated buffer strips and berms. Locating areas of vegetation either alone or in combination with 
landscaping berms around properties helps restrict the off-site flow of water. Also, the addition of or-
ganic material to soil aids in the decomposition and filtration of pollutants. The City should seek funds 
from programs that are designed to assist in efforts to protect and enhance surface water quality in 
key areas. Programs may include the DNR Target Runoff Management Program and the DNR River 
Protection Grant Program.

•	 Permeable pavers. Pavement and/or concrete is typically impervious, forcing water away from it. 
Permeable pavers aim to change that by allowing water to seep through the pavement itself or pro-
viding gaps for the water to seep into. Both methods allow stormwater to be controlled at the source, 
while helping to reduce runoff and increase the filtering of the water. Permeable pavement is a rapidly 
evolving and improving technology that offers a new form of on-site stormwater management.  

•	 Retention ponds. Retention ponds aim to filter out sediment and other solids from stormwater, while 
also retaining runoff on-site. These ponds usually have some water in them most of the time to allow 
materials in the water to separate out and sink to the bottom. These typically are used in larger-scale 
developments or subdivisions.  

•	 Bioswales. A bioswale is a small-scale combination of a detention pond and vegetate buffer stip. It is 
typically designed to be sloped, so that it both filters the water with organic materials that make up 
the buffer and contains the water during rain events. Bioswales are typically dry most of the time, oth-
er than directly after rain events or snow melts. Overall, they remove pollutants, silt, and other debris 
that might be in the water, while also mitigating peak stormwater flow.
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Chapter Three: 
Cultural Resources and 
Community Identity
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Chapter Three: Cultural 
Resources and Community 
Identity
Glendale is located in the Milwaukee metropolitan area and offers a wide array of cultural resources. It’s 
also distinct from other neighboring communities in its unique community character. As such, the com-
munity supports its diversity and seeks to leverage its assets to further enhance its place as a destination 
in the Milwaukee area. This chapter outlines the City’s goals, objectives, strategies, and recommendations 
for leveraging its cultural resources and retaining and enhancing its community identity. 

Cultural Resource Goals, Objectives, and 
Policies
Goal:
Glendale will build on its strengths, community character, and 
heritage to establish and promote a unified Glendale identity. 

Objectives:
a.	 Maintain and enhance the cultural integrity of the City 

through preservation and enhancement of historic, cultural, 
and archeological resources. 

b.	 Expand Glendale’s community identity to build connection 
across all neighborhoods. 

c.	 Increase diversity, inclusion, and representation in Glendale’s 
leadership and civic engagement across all racial, gender  
identity, religious, and socio-economic backgrounds. 

Policies:
a.	 Support local community events, like the Fourth of July Cele-

bration, Root Beer Bash, and Music in the Glen.
b.	 Expand community cultural events to reflect Glendale’s diversity.
c.	 Encourage private landowners to protect and rehabilitate historic and archeological sites and incorpo-

rate them into the planning of new development areas where appropriate. 
d.	 Support the organization, promotion, and development of the arts in Glendale, including arts-based 

events, arts destinations, and integration of public art in City projects and destinations. 
e.	 Expand opportunities for diverse residents to participate in decision making and reduce barriers to 

leadership opportunities within the City. 

Town of Milwaukee Town Hall
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Cultural Resource Programs and Recommendations
Establish and Promote a Glendale Brand and Identity
In the North Shore area of numerous small communities, Glendale stands out as a City where residents 
can access high-quality housing and education while living in a diverse and economically vibrant commu-
nity. Glendale lacks a some of the gathering spaces, like a downtown, however, that solidify a city’s char-
acter and build community among residents. Glendale should invest energy and resources in identifying 
and building a unified brand that showcases its assets and builds residents’ pride in the community while 
distinguishing Glendale among its neighbors. This identity can lend itself to branding and communication 
materials across all platforms and areas of community life. 

Recommended Action:

•	 Complete a branding and identity-planning process.
•	 Connect residents to Glendale’s many assets to ground the brand.
•	 Apply a branding strategy consistently across all City platforms, materials, and initiatives.
•	 Develop community wayfinding signage that connects to the brand and leads residents and visitors to 

Glendale destinations.

Support and Sponsor City Events that Distinguish Glendale and Celebrate 
Diversity
The City has an opportunity to bolster the community’s pride, cohesiveness, and sense of place by sup-
porting and sponsoring local events and programs that celebrate the history, culture, and values of City 
residents. The City should continue to coordinate with the School District, the Glendale Area Business 
Association (GABA), churches, synagogues, and other community groups to help organize these events. 
These events present an opportunity to expand Glendale’s cultural representation and incorporate differ-
ent cultures into the arts, entertainment, and food experiences. 

In promoting new events and already established events such as Root Beer Bash, the City and GABA 
should tap all available regional marketing organizations, publications, and internet-based resources to get 
the word out to City residents and residents of surrounding communities.

Recommended Actions:

•	 Work with community partners to expand community and cultural events that celebrate Glendale’s 
diversity.

•	 Create opportunities for community groups to utilize community facilities.

Increase Connections to Art and a More Beautiful Glendale 
The City of Glendale should pursue opportunities to beautify its public spaces and streetscapes, utilizing 
public art and landscaping to establish a greater sense of place in the community.

Recommended Action:

•	 Complete a streetscape and community beautification plan.
o	 Identify and prioritize public streets and public spaces for beautification improvements.
o	 Establish design and materials guidelines for beautification.
o	 Identify potential funding sources, sponsorships, and partnerships to implement beautification 

efforts. 28
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•	 Increase public art in the City, particularly in the City’s natural areas. Public art can include murals, 
sculptures, interactive art and kinetic sculptures, and participatory and multi-sensory art projects. 

•	 Create opportunities for arts-related uses in vacant storefronts to increase foot traffic and occupy key 
commercial space. 

•	 Connect students and youth with art education and resources. 
•	 Establish community-wide programming around the arts, including a public art map that showcases 

opportunities to view and walk or bike to public art. 
•	 Pursue funding opportunities, including grants, to support and expand arts in Glendale. 
•	 Use public resources, including facilities and programming, to showcase local artists.

Increase Diversity in City Leadership and Representation
Glendale is a community with a growing diversity on many levels, from race to economic background to 
religion. Nearly twenty-five percent of the community is non-white; Glendale has some of the most in-
come diversity in the Northshore, representing a variety of socioeconomic backgrounds; and in the Glen-
dale-River Hills School District, forty percent of students are African American and Latinx. It is important 
for the future growth and strength of the City that its leadership and engagement is diverse and inclusive 
and reflect the residents who live there. The City has taken a number of steps to expand opportunities 
and engagement for all residents, including increasing the salary for City Council and Commission mem-
bers, lowering the socio-economic barrier to city involvement. 

29
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Recommended Actions:

•	 Continue to recognize and elevate the work and contributions of all residents in Glendale, particularly 
people of color and residents of diverse backgrounds. 

•	 Develop procedures and metrics to track and evaluate municipal outreach to ensure the City is engag-
ing with residents of all backgrounds and in all neighborhoods.

•	 Create City policies that ensure equity in the distribution of resources and services. 
•	 Develop open data policies to increase transparency. 
•	 Create and support a leadership pipeline that helps incorporate more residents into existing positions 

such as in the City Council, Plan Commission, and Redevelopment Authority. 
•	 Expand opportunities for citizen involvement in City decision-making, including additional interest-fo-

cused committees and task forces. 
•	 Leverage community-wide gathering opportunities through the school system to engage with diverse 

residents. 

Increase Engagement with Glendale Residents
As Glendale continues to grow and expand its identity and impact on residents, communication and 
engagement is critical. Supporting community development and involvement will help build and sustain 
momentum on City initiatives and build open, transparent community environment.  

Recommended Action:

•	 Expand communication of Glendale municipal activities and initiatives across multiple channels.
•	 Increase resident involvement in decision-making. 
•	 Establish outreach opportunities with local leaders, including elected officials, community bodies, and 

the police department. 
•	 Consistently implement Glendale’s established brand and identity across all public communications 

and materials.
•	 Establish decision-making metrics to identify, prioritize, and implement community-wide initiatives in 

an equitable and efficient manner, ensuring that resources are spread across the City. 

Continue to Support and Grow Efforts to Make Glendale a Destination
The City of Glendale should continue to expand its efforts to promote Glendale as a regional destination. 
Continuing support of Welcome Glendale and expanding its staff and scope can help bring critical visitors 
and employers to the City. 

Recommended Actions:

•	 Partner with Welcome Glendale in efforts to establish the Glendale identity, as recommended in  
this Plan, and work towards integration of community branding in visitor and tourism marketing.

•	 Leverage efforts to establish a unified Glendale identity to bring more visitors and employers to  
Glendale.

•	 Add additional staff at Welcome Glendale to increase capacity.
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Chapter Four: Land Use
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Chapter Four: Land Use
Glendale has experienced a slight population decline since 2000, similar to many other surrounding North 
Shore communities. However, both the housing stock and demographics of the community have shifted 
to become increasingly diverse over the past twenty years. Future land use decisions and growth patterns 
are key components of how the City will continue to evolve to meet the needs of its population. This chap-
ter is intended to guide land use decision-making in the City. Long-range land use planning allows munic-
ipalities to guide development and redevelopment in a manner that maintains community character and 
protects sensitive environmental features.

Existing Land Use Categories
An accurate depiction of the existing land use pattern is the first step in planning for the desired future 
land use pattern. The set of categories below was used to prepare the Existing Land Use map for the 
planning area (Map 5). The Existing Land Use Map and categories were developed based on data from the 
Southeastern Wisconsin Regional Planning Commission (SEWRPC) as well as the City of Glendale Zoning 
Map. 

•	 Vacant and Open Lands: Vacant and open lands
•	 Single Family Residential: Single-family detached residential development
•	 Two-Family Residential: Two-family and attached single-family residential development (duplexes, 

town homes, flats)
•	 Multi-Family Residential: Attached residential development (apartments, condominiums) of three 

units or more
•	 Commercial: Indoor commercial, retail, office, and professional services
•	 Industrial: Indoor manufacturing, warehousing, distribution, and office uses, with outdoor storage 

areas, and moderate attention to building design, landscaping and signage
•	 Governmental and Institutional: Public buildings, hospitals, power substations, schools, places of wor-

ship, and special-care facilities. Some types of smaller community facilities may be included in other 
land use categories.

•	 Transportation, Communication, Utilities: Publicly-owned land for transportation uses, including roads, 
highways, and railroads; easements and rights-of-way for communication and utility facilities and 
infrastructure

•	 Recreational: Parks devoted to playgrounds, play fields, play courts, trails, picnic areas, and related 
active recreational activities

•	 Woodlands: Upland areas having seventeen or more deciduous trees per acre, each measuring at 
least four inches in diameter, at breast height, and having at least fifty percent canopy cover; conifer-
ous tree plantations and reforestation projects

•	 Wetlands: Lands in which the water table is at, near, or above the land surface and which are charac-
terized by both hydric soils and the growth of hydrophytes

•	 Surface Water: Lakes, rivers and perennial streams
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Existing Land Use Pattern
The City of Glendale encompasses approximately six square miles. Figure 3 summarizes the existing acre-
age allocated to each of the various land use categories in the City. The existing land uses in the City are 
depicted on Map 4.

Figure 3. Existing Land Use Acreage, 2019

Existing Land Use Acres Percent
Single-Family Residential 1,246.6 32.7%
Road ROW 701.5 18.4%
Commercial 358.4 9.4%
Industrial 294.0 7.7%
Recreational 233.2 6.1%
Governmental and Institutional 230.3 6.0%
Agricultural and Other Open Lands 209.2 5.5%
Surface Water 136.5 3.6%
Multi-Family Residential 118.8 3.1%
Wetlands 96.1 2.5%
Transportation, Communication, and Utilities 67.2 1.8%
Rail ROW 58.4 1.5%
Woodlands 56.2 1.5%
Two-Family Residential 11.0 0.3%
Total 3,817.3 100%
Source: Vandewalle & Associates, 2019
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Map 4. Existing 
Land Use
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Land Use Goals, Objectives, and Policies
Goals: 
Glendale will maintain an economically efficient and environmentally sustainable land use and develop-
ment pattern. 

 Objectives:
a.	 Plan for a sufficient supply of development areas for a variety of land uses.
b.	 Promote high-quality building design and building sizes that relate to existing buildings in the area.
c.	 Maintain and enhance the aesthetic quality of the City.
d.	 Encourage practices that minimize conflicts between nearby land uses.
e.	 Encourage collaboration between the City of Glendale, Milwaukee County, and neighboring jurisdic-

tions regarding planning initiatives and development policies.
f.	 Identify opportunities for mixed-residential development throughout the City, rather than creating 

large concentrations of one type of development in a just a few areas.
g.	 Continue a compact land use pattern that promotes sustainable development and environmental 

stewardship. 
h.	 Identify opportunities for land acquisition to advance a walkable, neighborhood-scale, mixed-use 

district and gathering space at the heart of the City. 

Policies:
a.	 Follow the land use recommendations that are mapped and described in this Plan when reviewing 

new rezoning requests and making detailed land use decisions.
b.	 Preserve and enhance the character of Glendale by encouraging compatible new development and 

redevelopment.
c.	 Preserve architecturally, culturally, and historically significant structures, buildings, and sites. 
d.	 Ensure that incompatible land uses are not located close to one another, or, where necessary, require 

adequate buffering between incompatible land uses.
e.	 Promote road, pedestrian, and bicycle connections between existing and new development areas.
f.	 Adopt and use high-quality standards for building, site, landscape, signage, and lighting design in new 

development projects.
g.	 Protect the visual quality of major community thoroughfares by requiring all development and rede-

velopment along these entry corridors to include site plan, design review, and overlay districts. 
h.	 Modify local land development ordinances where necessary to implement the goals, objectives, and 

recommendations in this Plan, minimize potential land use conflicts, guide growth and development, 
ensure high-quality site development, and adequately protect water quality.
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Targeted Investment Areas
Building on the Community Asset Analysis that was highlighted in Chapter One, the Comprehensive 
Master Plan takes a deeper look at specific areas of the community that present unique opportunities for 
change. Where land is currently underutilized, there are opportunities for redevelopment or a change in 
land use and character. The map below showcases the areas recommended for additional investment and 
planning efforts. 

Targeted Investment Area Recommendations:

1.	 Green Bay Ave and Mill Road
Central intersection presents connection to community parks and commercial opportunity.
•	 Improve accessibility with connected sidewalks and safe crossings.
•	 Create an identifiable district with branding and wayfinding.
•	 Explore opportunities for acquisition. 
•	 Opportunity for redevelopment as walkable community district.

2.	 Civic Core
Glendale’s existing hub of city government and services offer opportunities for public safety, education, 
and recreation.
•	 Connect civic campus to the Richard E. Maslowski Community Park.
•	 Maximize public access to existing greenspace and scenic parkway areas.
•	 Maintain an employment center with office and research users.
•	 As property becomes available, transition older industrial to higher user class.

3.	 Glendale Technology Center
Redevelopment sites present potential for increased connections to industrial and employment areas.
•	 Consider structured parking to maximize developable land.
•	 Expand employment opportunities with high-amenity office space.
•	 Explore feasibility for multi-use indoor sports complex to serve a local need and act as a regional 

destination.
•	 Incorporate green infrastructure and green space to manage stormwater.
•	 Encourage green building practices, particularly for office and industrial uses.
•	 Potential collaboration with Ascension and other business park users for workforce housing or 

employee amenities.

4.	 Lydell Corporate Center
Large employment space (277,000 sf) with underutilized square footage and expansive impervious 
surface parking presents opportunities for environmental quality improvement.
•	 Reduce surface parking area with parking structure to free space for additional development or 

green space.
•	 Convert portion of paved parking area to green space and implement innovative stormwater man-

agement best practices.
•	 Consider new site plan that includes diverse housing options not found in other Glendale neigh-

borhoods, including small lot neighborhoods or mixed-density housing designs.
•	 Address or capitalize on the low visibility from Port Washington Road that makes general retail or 

auto-oriented retail development difficult.
•	 Address possible brownfield site with remediation and redevelopment impacts.36
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5.	 Bayshore
A significant Glendale landmark, Bayshore serves residents and draws visitors from across the region 
to Glendale. The City should capitalize on Bayshore’s redevelopment through pedestrian and intersec-
tion improvements and identifying complementary use opportunities.
•	 Prioritize pedestrian and intersection improvements to increase walkability and safety.
•	 Minimize barriers to the rest of Glendale and increase connection to surrounding areas.
•	 Identify redevelopment opportunities on Silver Spring and Port Washington Road that connect to 

Bayshore and extend the district.
•	 Connect Bayshore’s energy and activity to surrounding corridors.

6.	 Good Hope Road
Land use changes and miscellaneous commercial and service uses present the opportunity for redevel-
opment as a vibrant commercial node.
•	 Potential mixed-use development, including retail, that serves surrounding neighborhood, could 

serve professional businesses and residents. 
•	 Identify intersection needs to allow for pedestrian connectivity and safety improvements.
•	 Maximize corner redevelopment for high-visibility commercial and retail business. 
•	 Consider opportunities for small businesses in the node to serve residents and become a neigh-

borhood identifier.

7.	 North Port Washington Road
Underutilized auto-oriented uses present neighborhood-scale redevelopment opportunity and trans-
portation improvements.
•	 Potential mixed-use development, including retail, that serves the surrounding neighborhood 

could serve churches, schools, businesses, and residents. 
•	 Explore senior housing opportunity.
•	 Identify future cross section for Port Washington Road and consider pedestrian safety, sidewalk 

extensions, and intersection improvements.
•	 Collaborate with Fox Point on transportation improvements.
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Figure 4. 
Targeted 
Investment 
Areas
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Land Use Programs and Recommendations
This section of the Plan has the intent of guiding land use and development in the City through the year 
2040. The Future Land Use map (Map 5) is the centerpiece of this chapter and the Plan’s land use di-
rection. Map 5 was prepared based on an analysis of a variety of factors, including overall development 
trends, location and availability of vacant land in the City, location of areas logical for future development 
based on existing development, environmental constraints, public and property owner input, areas of 
potential land use change, and this Plan’s overall vision (see Chapter Two: Issues and Opportunities).

The Future Land Use map and related policies described below should be used as a basis to update the 
City’s regulatory land use tools, such as the zoning map. They should also be used as a basis for all public 
and private sector development decisions. These include rezonings, conditional use permits, subdivisions, 
and other public or private investments. Changes in land use to implement the recommendations of this 
Plan will be initiated generally by property owners and private developers. In other words, this Plan does 
not automatically compel property owners to change the use of their land. Not all land shown for devel-
opment on Map 5 will be immediately appropriate for rezoning and other land use approvals following 
adoption of this Plan. Given service demands and other factors, careful consideration of the amount, mix, 
and timing of development to keep it manageable and sustainable is essential. The City advocates the 
phased development and redevelopment of land focused on growth in areas and types that advance the 
vision of the community and that can be served efficiently with transportation, utilities, public services, 
and other community facilities. 

Each of the future land use categories shown on Map 5 is described below. Each land use category de-
scription summarizes where that type of land use should be promoted, the appropriate existing and pro-
posed new zoning districts to implement that category, the policies related to future development in areas 
designated by that category, and the approaches for achieving the City’s overall vision for the future. 

Figure 5. Land Use Categories and Corresponding Zoning Districts

  Associated Zoning Districts

Future Land Use 
Category

R-1 R-2 R-3 R-4 R-5 R-6 R-7 R-8 B-1 B-2 B-3 B-4 B-5 S-1 M-1 C-1 PD

SF-R X X X X X X X             X      

TF-R X X

MF-R                                 X

NC                   X             X

PC                 X                

PMU                                 X

IND                             X    

GI X X X X X X X X X X X X X X X   X

POS X X X X X X X X X X X X X X X X X

EC                               X  
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Residential Land Use 
Categories
Single Family Residential 
Description
This future land use category is intended for 
existing and planned groupings of single-family 
detached residences served by public sanitary 
sewer and water systems. Small public and insti-
tutional uses—such as parks, schools, churches, 
and stormwater facilities— also may be built 
on lands within this category. This category is 

mapped in significant portions of the City of Glendale where the desire is to promote or retain single fam-
ily character. 

Recommended Zoning 
The City’s R-1 through R-7 residence zoning districts are the most appropriate for areas mapped in this 
future land use category. 

Policies and Programs
a.	 Pursue residential infill opportunities in existing residential neighborhoods where feasible.
b.	 As maintenance and rehabilitation needs arise, work with the County, State, and local lenders to assist 

homeowners and landlords with rehabilitation projects.
c.	 Work to continually improve code enforcement efforts to maintain attractive, well-kept neighbor-

hoods. 
d.	 Work with the local historical society and property owners to protect and celebrate historically signifi-

cant residences within the community.
e.	 Refer to Chapter Five: Housing and Neighborhoods for detailed housing recommendations. 

Two-Family Residential 
Description
This designation is primarily intended to allow 
groupings of attached single family residences 
with individual entries (e.g., townhouses, row-
houses, condominiums) and duplexes served 
by public sanitary sewer and water systems. 
Small public and institutional uses—such as 
parks, schools, churches, and stormwater facili-
ties— also may be built within this designation. 
The Two-Family land use is mapped in areas 
along Green Bay Avenue and Range Line Road. 
Two-Family uses also should be considered as 
infill redevelopment in existing neighborhoods, particularly as a buffer between commercial areas and 
single-family neighborhoods. 40
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Recommended Zoning
The City’s R-7A and R-8 residential zoning districts will accommodate this future land use category.

Policies and Programs
a.	 As maintenance and rehabilitation needs arise, work with the County, State, and local lenders to assist 

homeowners and landlords with rehabilitation projects.
b.	 Pursue residential infill opportunities in existing residential neighborhoods where feasible.
c.	 Permit owner-occupancy and rental models in this land use to provide a diversity of housing options. 
d.	 Promote strong design standards for developers of two-family residential units to ensure high-quality 

materials and construction.
e.	 Refer to Chapter Five: Housing and Neighborhood Develop-

ment for detailed housing recommendations. 

Multi-Family Residential
Description
This future land use category is intended for a variety of residen-
tial units focused on multi-family housing (three-plus unit build-
ings), usually developed at densities of approximately six or more 
units per acre and served by public sanitary sewer and water 
systems. Single-family detached housing, attached single family 
residences with individual entries (e.g., townhouses, rowhouses), 
and small public and institutional uses—such as parks, schools, 
churches, and stormwater facilities— also may be within lands 
mapped in this category. 

Recommended Zoning
The City’s PD Planned Development zoning district is the most appropriate district to implement this 
future land use category.

Policies and Programs
a.	 Encourage multiple-family residential building sizes in scale with the surrounding neighborhood.
b.	 Meet minimum site, building, landscape, lighting, and other design standards included in the zoning 

ordinance.
c.	 Support projects that include a strong program for maintaining the quality, value, and safety of the 

development over time.
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Non-Residential Land Use Categories
Neighborhood Commercial 
Description
This future land use category is intended for neighborhood-scale office and neighborhood-supporting 
institutional, commercial, and mixed land uses that serve mainly the surrounding neighborhoods. 

Recommended Zoning
The City’s PD Planned Develop-
ment and B-2 zoning districts will 
accommodate this future land use 
category. 

Policies and Programs
a.	 Encourage neighborhood-ori-

ented retail and service busi-
nesses and recreational uses 
in areas that will conveniently 
serve City neighborhoods.

b.	 Require that all proposed 
commercial projects submit a 
detailed site plan, building ele-
vations, lighting plan, grading/
stormwater management plan, and signage plan prior to development approval. 

c.	 In Neighborhood Commercial areas, require the use of high-quality building materials and designs 
that are compatible with residential areas, including residential roof materials such as shingles; gen-
erous window placements; and exterior materials such as wood, cement board, vinyl siding, brick, 
decorative block, stone, and other materials approved by the Plan Commission.

d.	 Require calm, low-key, and attractive lighting and signage that are compatible with residential areas. 
e.	 Areas mapped Neighborhood Commercial zoning districts should include dense, walkable design and 

adequate bicycle and pedestrian infrastructure.
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Planned Commercial
Description
This future land use category includes large-scale 
commercial and office land uses, including national 
and regional retailers, which serve the entire com-
munity and people from nearby communities on 
public sewer, public water, and other urban services 
and infrastructure. 

Recommended Zoning
The City’s B-1 Business and Commercial zoning dis-
trict is appropriate for areas within this future land 
use category. 

Policies and Programs
a.	 Adhere to site, building, signage, landscaping, 

and lighting design guidelines for commercial, large-scale retail, and mixed-use development projects. 
b.	 Require that all commercial projects submit and have approved detailed building elevations and site 

plans, showing the proposed locations of the building(s), parking, storage, loading, signage, landscap-
ing, and lighting prior to development approval.
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Planned Mixed Use 
Description
This future land use category is intended to facilitate 
a carefully controlled mix of commercial and resi-
dential uses on public sewer, public water, and other 
urban services and infrastructure. Planned Mixed 
Use areas are intended as vibrant urban places that 
should function as community gathering spots. 
This category advises a carefully designed blend of 
planned commercial, light industrial, mixed residen-
tial, parks and open space, and community facilities 
land uses. 

Recommended Zoning
The City’s current PD Planned Development district 
will accommodate this future land use category; the 
City, however, should consider adopting a Planned Mixed-Use zoning district to implement this land use 
category.

Policies and Programs
a.	 Carefully review all projects in Planned Mixed Use areas to ensure an appropriate mix of uses compat-

ible with neighboring properties and the City’s vision for the area. The precise mix of uses and zoning 
districts should be at the City’s discretion, rather than that of the property owner. 

b.	 Grant development approvals only after submittal, public review, and approval of site, landscaping, 
building, signage, lighting, stormwater, erosion control, and utility plans.

c.	 In Planned Mixed-Use areas, require the use of high-quality building materials and design objectives. 
d.	 Adopt a Mixed-Use zoning district to implement this future land use category. This district should 

allow the desired mix of uses and provide flexibility in layout in exchange for superior design. The 
zoning is tied to City approval of a specific plan for the project. 

e.	 Areas mapped Neighborhood Commercial zoning districts should include dense, walkable design and 
adequate bicycle and pedestrian infrastructure.
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Figure 6. Mixed-Use Development Components
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Industrial
Description
This future land use category includes indoor manufacturing, warehousing, distribution, and office uses, 
often with outdoor storage or processing of materials. New development should adhere to high-quali-
ty building design, generous landscaping, modest lighting, screened storage and processing areas, and 
limited and attractive signage. These areas should be located near arterial roads and away from residential 
areas and high-visibility community gateways whenever possible. 

Recommended Zoning
The City’s M-1 Warehouse, Light Manufacturing, Office and Service zoning district is most appropriate for 
areas within this future land use category. 

Policies and Programs
a.	 As opportunities for reinvestment and re-

development occur, improve the appear-
ance of building facades exposed to the 
public view, including loading docks and 
storage areas. 

b.	 Encourage the use of high-quality build-
ing materials, improved window treat-
ments, high-quality loading and stor-
age-screening devices and landscaping. 

c.	 Ensure that future industrial development 
is appropriately buffered from existing 
and planned residential development areas.

d.	 Adhere to adopted site and building design guidelines for industrial projects and ordinances on other 
aspects of those projects like signage, landscaping, and lighting. 

e.	 Require that all industrial projects submit and have approved detailed building elevations and site 
plans showing the proposed locations of the building(s), parking, storage, loading, signage, landscap-
ing, and lighting prior to development approval.
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Governmental and Institutional
Description
This future land use category is designed to facilitate large-scale public buildings, schools, religious insti-
tutions, power plants and substations, hospitals, and special care facilities. Map 2 generally shows existing 
locations of such facilities. Future small-scale institutional uses may also be located in areas planned for 
residential, commercial, office, industrial, mixed, or traditional neighborhood uses, while larger-scale insti-
tutional uses generally should be avoided in planned residential areas.

Recommended Zoning
Government and Institutional uses are allowed in all 
residential, business, and industrial districts; the City, 
however, should consider adopting an institutional or 
community facilities zoning district to implement this 
future land use category.

Policies and Programs
a.	 Require and review a detailed site and operations 

plan before new or expanded institutional uses are 
approved. 

b.	 Consider the impact on neighboring properties 
before approving any new or expanded institution-
al use.

c.	 Continue to work with the Glendale-River Hills, 
Maple Dale-Indian Hill, and Nicolet School Districts 
to coordinate uses and activities on district-owned land.

d.	 Encourage collaboration among the Public Works, Fire, and Police Department, and other providers of 
City services on accommodating future service needs.
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Environmental Land Use Categories
Park and Open Space
Description
This category generally includes publicly-owned land designated as City and County parks and open space 
or other recreational facilities owned by public or non-profit agencies. Some Park and Open Space areas 
may also be accommodated within other land use 
categories.

Recommended Zoning
While parks are allowed in all residential, business, and 
industrial districts, the City should consider adopting 
an institutional or community facilities zoning district 
to implement this future land use category.

Policies and Programs
The following policies and programs are recommend-
ed for this future land use category in areas on Map 5 
where this category is shown:

a.	 Update the 2018 Comprehensive Outdoor Recre-
ation Plan and continue to update that plan every 
five years. 

b.	 Ensure that all land use decisions consider the recommendations included in the Utilities and Commu-
nity Facilities chapter of this Plan.

c.	 From an environmental standpoint, design and approve future residential development around and 
with access to environmental corridors and Parks and Open Space areas without negatively affecting 
them.

Environmental Corridor
Description
The Environmental Corridor category includes generally continuous open space systems based on lands 
that have sensitive natural resources and limitations for development. This designation includes Wiscon-
sin DNR identified wetlands subject to existing state-mandated zoning, FEMA designated floodplains, 
shoreland setback areas, public lands, woodlands, surface water, and slopes of twenty percent or greater. 
Environmental Corridor areas are located generally along the Milwaukee River.

Policies and Programs
The following policies and programs are recommended for this future land use category:

a.	 New development in mapped Environmental Corridor areas should be prohibited. 
b.	 If development is proposed in areas where environmental corridors have been mapped or are adjoin-

ing, the landowner or developer is responsible for determining the exact boundaries of the Environ-
mental Corridor based on the wetland, floodplain, or steep slope that comprises the corridor.
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Other Land Use Recommendations
Opportunities for Redevelopment
Opportunities for redevelopment currently exist across the City, particularly in areas of underutilized and 
unoccupied industrial areas, and commercial nodes and central intersections. Redevelopment may involve 
the rehabilitation of aging buildings, additions to existing structures to facilitate reuse, reconfiguration of 
site plans to maximize space, and construction of new buildings to infill vacant lots or to replace buildings 
where rehabilitation is impractical. All of these potential activities will be balanced against historic preser-
vation interests.

Specific opportunities for redevelopment can be found in the discussion of the Target Investment Areas 
and include the Lydell Corporate Center, properties in the Glendale Technology Center, Mill Road and 
Green Bay Avenue, and Good Hope Road and North Port Washington Road. 

“Smart Growth” Areas
“Smart Growth” Areas are defined by the State of Wisconsin as “areas that will enable the development 
and redevelopment of lands with existing infrastructure and municipal, State, and utility services, where 
practical, or that will encourage efficient development patterns that are both contiguous to existing devel-
opment and at densities which will have relatively low municipal, State governmental, and utility costs.” 

Because Glendale is a built-out community surrounded by incorporated communities, the City’s Smart 
Growth strategy focuses on redevelopment and infill of vacant and underutilized areas across the entire 
community, as unincorporated land is not available for extra-territorial planning. 

Community Character and Design
Glendale’s “friendly community atmosphere” was cited as one of the top things residents value about the 
community during the public workshop described in Chapter One: Issues and Opportunities. To ensure 
that Glendale’s unique characteristics are maintained over the planning period, this section of the Plan 
provides the basis of a comprehensive approach to community character planning, addresses in more 
detail the nature of development outlined in the Future Land Use Map, and sets the framework for more 
detailed transportation and community facilities recommendations presented later in this document. New 
development, whether commercial or residential, should fit with the character of Glendale while main-
taining high-quality building and design standards, including the recommendations below.
49
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Community Character Components
A wide variety of elements contributes to the creation of community character. These elements should be 
considered with all development proposals and government actions associated with implementation of 
this Plan. The City has some measure of control over nearly all of these elements through zoning, subdivi-
sion, building regulations, and public investments. These elements include:

Density and Intensity
The most visually successful transitions of land use occur where residential densities (as defined by the 
number of dwelling units per acre) and nonresidential intensities (as defined by floor area ratios and the 
percentage of land left in green areas) remain relatively consistent, even though dwelling unit types or 
land uses may vary significantly. The use of zoning districts that encourage a variety of uses with a similar 
density or intensity as defined by impervious surface ratios and floor area ratios make for more gradual 
and visually comforting transitions.

Building Scale
The consistency of building scale is comparable to density and intensity issues. With the exception of care-
fully designed and properly sited institutional uses, differences in building scale at magnitude levels are 
disruptive to an urban fabric. Proposed attached single-family (townhouse) multi-family, commercial and 
industrial structures should be consistent with the scale of surrounding buildings (of all uses), or in certain 
instances, should incorporate design elements which create an appearance of several smaller structures. 
In general, the largest structures in a community should be located along its most important roadways. 

Building Location 
Consistent building setbacks (with exceptions possible for unique institutional structures complemented 
by pedestrian-oriented facilities) are also important in both residential and non-residential areas. Even 
industrial park development can suffer from the hodge-podge look created by wide variation in setback 
from streets and plazas. Where building setbacks are allowed to vary, they should vary only in a carefully 
planned manner. Restrictive covenants and zoning effectively address this concern. Downtown-type set-
backs are essential to creating and maintaining a true downtown character in mixed-use areas.

Architecture
Where it is possible to identify a dominant architectural style, infill development should be complemen-
tary. Where a wider variety of styles exists, common architectural themes or elements (such as materials, 
colors, roof pitches, or stylistic appurtenances) should be reflected. In peripheral locations and new devel-
opment areas, styles should be of probable long-term merit rather than reflective of short-term trends, 
quality of materials should be stressed, and the relative availability and affordability of the dominant 
architectural elements should be ensured. This maxim is especially true for the Neighborhood Commercial 
and Planned Mixed Use areas.
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Public Furnishings and Spaces
The obvious use of public furnishings conveys a sense of public investment and pride in a community 
that cannot be replicated through other means. Particularly in areas that experience many visitors, such 
investments create a festive or civilized character which encourages repeat visits, as the public spectacle 
is constantly changing and is a strong complement to the variety of goods and services offered. The use of 
public furnishings, particularly in public spaces relating to riverfronts, busy pedestrian streets, and insti-
tutional uses, should be encouraged. In all instances, these furnishings should be of high aesthetic quality 
and proven durability.

The creation of small gathering spaces with benches and perhaps tables is an emerging trend in large 
scale private commercial developments. Such features tend to humanize environments that are otherwise 
dominated by buildings, cars, and parking lots. The City should encourage creation of such spaces in its 
larger commercial developments.

Investments in street furnishings also have important impacts on the vitality of the street and public space 
and can influence the choices residents and visitors make. Benches, streetlamps, decorative landscaping, 
and public signage create an inviting and appealing place for walking and visiting, providing people with 
places to sit and scenery to enjoy. Making key infrastructure available across the city, including bike racks, 
bike corrals, bike lanes, and attractive and safe transit stops, can alter users’ transportation behavior and 
encourage people to bicycle or use public transportation to their destination, rather than taking a person-
al vehicle. The City should promote and expand the use of bicycle infrastructure and street furniture to 
encourage active transportation choices and enhance the street experience.  

Urban Form
Glendale currently lacks the historic downtown or Main Street-style district that often defines the urban 
form of a community. The City of Glendale should explore opportunities for land acquisition and infill 
redevelopment to establish a walkable, mixed use district to serve as a signature destination in the com-
munity. This district could include public spaces for gatherings and community events and traditional retail 
storefronts with office and residential units above. A community mixed-use district should include a higher 
density that facilitates walking, biking, and transit use and that is accessible to all residents. 

Community Entryways
Entryways, or gateways as they are sometimes called, are the first impression a community makes on 
visitors and residents alike. The entryway and related features go beyond marking the edge of the com-
munity; they also act as the “front door”, setting the tone at the edges and leading to the heart of the 
community. A community is provided with an ever-present opportunity to make a favorable impression on 
visitors and help to establish and reinforce its character and sense of place. Given the density of commu-
nities within the North Shore, Glendale’s major entryways present the opportunity to distinguish it from 
its neighbors. While the City currently marks a number of its gateways with signage, it should consider op-
portunities to enhance these areas and further develop and distinguish the Glendale brand. As discussed 
in Chapter Three: Cultural Resources and Community Identity, as Glendale forms a unified community 
identity, this brand should be incorporated into the City’s gateways. 
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Map 5. 
Future Land 
Use  
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Chapter Five:  
Housing and Neighborhoods 5
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Chapter Five: Housing and 
Neighborhoods 
The community’s housing affordability and availability are key components of retaining existing and 
attracting new residents to the City. A wide variety of factors impact a community’s housing make up. As 
household sizes continue to decrease, people continue to live longer, and the cultural preferences of the 
population evolve, the City must address and accommodate a diverse housing stock and neighborhood 
makeup to improve housing affordability and accessibility long-term. This chapter outlines Glendale’s 
goals, objectives, strategies, and recommendations for providing high-quality, well-maintained, and afford-
able housing over the next twenty years.  

Housing and Neighborhoods Goals, Objectives, and Policies
Goal:
a.	 Glendale will provide a variety of quality, well-maintained housing types, densities, arrangements, 

locations, and costs to promote a desirable living environment for all residents. 
b.	 Glendale will cultivate strong, connected neighborhoods that build a sense of community and pro-

mote residents’ well-being. 

Objectives:
a.	 Promote high-quality residential development that enhances existing neighborhoods. 
b.	 Provide a range of housing types to address the demands of various age groups, household types, 

income levels, and those with special needs. 
c.	 Encourage infill development to enhance existing housing types in established neighborhoods. 
d.	 Encourage a mix of housing types in all neighborhoods. 
e.	 Pursue zoning code changes that permit diverse housing types, including smaller lot sizes to encour-

age lower-cost housing. 
f.	 Consider opportunities for the City to take a proactive role in housing development and pursue part-

nerships to construct new housing.
g.	 Consider updating zoning standards to allow accessory dwelling units and other housing options that 

promote affordability and accommodate multi-generational households.
h.	 Encourage the use of universal design focused on accessibility in new housing construction and reha-

bilitation to provide housing for residents of all ages. 
i.	 Establish a City target for new workforce units by 2030 and work to recruit development that will 

advance this goal.
j.	 Promote maintenance of the City’s existing housing stock. 
k.	 Encourage the concept of neighborhoods connected by parks, schools, and other neighborhood facil-

ities and served by full urban services within convenient access to community facilities, employment 
centers, and transportation routes. 

l.	 Develop and enforce ordinances and design guidelines that require superior architectural quality, suf-
ficient landscaping and buffering, and a high level of amenities for housing developments. 

m.	 Develop well-designed neighborhoods oriented toward pedestrians and well-served by sidewalks and 
bicycle routes. 
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Policies: 
a.	 Guide new housing to areas within the City with convenient access to commercial and recreational 

facilities, transportation systems, schools, shopping, jobs, and other necessary facilities and services.
a.	 Plan for multi-family development in parts of the City where streets and sidewalks can handle in-

creased volumes of traffic; there are adequate parks, open space and shopping facilities, existing or 
planned; and utility systems and schools in the area have sufficient capacity. Disperse such develop-
ment throughout the City rather than planning for large developments in isolated areas. 

b.	 Require developers to help fund safe and efficient pedestrian and bicycle access between residential 
neighborhoods and nearby parks and schools.

c.	 Require developers to pay for or finance all on-site improvements and contribute proportionately to 
off-site improvements, such as street upgrades and regional stormwater facilities. 

d.	 Maintain and regularly update detailed neighborhood plans for Glendale’s key residential areas. 
e.	 Support programs to help maintain and rehabilitate the City’s existing housing stock, such as adopting 

the International Property Maintenance Code in order to ensure older housing stock is maintained. 
f.	 Restrict housing development below the floodplain elevation and explore feasibility and methods of 

flood-protecting existing residences below the floodplain elevation. 

Housing and Neighborhood Development Programs and 
Recommendations
Support High-Quality Housing at All 
Income Levels 
Glendale residents are particularly proud of the City’s 
housing stock and its attractiveness to area residents 
looking for quality housing at a more affordable price 
point, particularly for young families and professionals 
looking for access to a strong school district. The City in-
tends to continue supporting policies and programs that 
provide high-quality, affordable housing options in the 
community to meet the needs of a variety of residents 
while exploring new approaches to housing develop-
ment. 

It is essential for Glendale to have a diverse supply of housing options that serve residents at different life 
stages, from apartments and multi-family to entry-level homes to senior living options for older residents 
looking to trade in the maintenance and responsibility of a house for a smaller alternative. Providing this 
mix of housing options allows residents to stay in Glendale as their lives and housing needs evolve and as 
people move on from an entry home to a larger family home or from an apartment to condo and as op-
tions turn over and become available for other members of the community. Diverse housing options also 
can help attract new residents to Glendale, particularly younger demographic groups interested in housing 
affordability, access to employment centers, and abundant natural and recreational opportunities that the 
City can offer. Bringing these groups to Glendale will be key in balancing the population and keeping the 
City vibrant into the future. The following strategies will be explored:
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•	 Promote the Maintenance of Older Neighborhoods. The existing housing stock in Glendale is an 
important component of the housing supply, provided that housing is well maintained, and residents 
have access to resources for the upkeep and rehabilitation of their homes. Greater use of programs 
like CDBG would help fund rehabilitation grants and loans for existing housing. A review of existing 
ordinances may also help facilitate proper maintenance and upgrading of new homes. 

•	 Diversify New Housing. One of the most successful approaches to increasing the diversity in housing 
within a community is allowing a variety of housing types and development styles across the City. 
Allowing large, medium, and small lot single-family options in proximity to duplexes and townhomes, 
with some larger multi-family units mixed in provides a housing option to all areas of the market. It 
also moves larger projects through each development phase more quickly, which is beneficial to both 
the City and the developer. The City will work with developers to create acceptable neighborhood 
plans.

•	 Support Housing in Mixed Use Areas. As part of housing diversification efforts, the City should em-
phasize the conversion and creation of upper-story spaces into housing. The City of Glendale currently 
lacks large areas of historic downtown buildings, but condominiums, apartments, and townhomes 
could be incorporated into the redevelopment plans for certain sites and mixed with retail, office, and 
commercial uses. 

•	 Allow High-Quality Multiple Family Housing. Higher density housing that complements the charac-
ter of surrounding neighborhoods can be an important component of the affordable housing stock. 
Multi-family housing includes both renter-occupied and owner-occupied (e.g., condos, townhouses) 
housing options and housing targeting active seniors. Too often, resistance to higher-density housing 
is a result of people’s experience with poorly designed multi-family developments that do not reflect 
the character of the community or are generally unattractive. 

•	 Encourage Smaller City Lot Sizes. Although the City has very few vacant lots suitable for single family 
housing, the City should adopt, utilize, and encourage residential zoning districts that allow smaller 
lot sizes and a smaller minimum house size, provided that house plans or design standards are utilized 
that are suited for those sized lots and that promote high-quality design. Smaller lot sizes result in 
lower development costs, lower lot prices, and a more compact land use pattern that uses land more 
wisely. These homes are attactive to a number of demographic groups important to the City of Glen-
dale, including young professionals, young families, and members of the local workforce, including 
police officers and teachers, looking for an entry-level home, and active seniors looking to downsize 
from larger homes to smaller dwellings with less maintenance. Lots as small as 4,000 square feet and 
as narrow as forty feet are becoming increasingly common in southern Wisconsin.

•	 Update the Zoning Code to Allow Accessory Dwelling Units. Accessory Dwelling Units present an 
alternative for increasing the supply of housing units despite the lack of vacant land available for sin-
gle-family residential development. Accessory Dwelling Units can include detached units on the same 
lot as a single family unit, an extension of the primary unit, or an interior unit located above a garage, 
commonly refered to as a granny flat or in-law apartment. Accessory Dwelling Units facilitate a variety 
of living situations, particularly multi-generational arrangements. 
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•	 Support Programs to Provide New Affordable Workforce Housing. Several State and federal pro-
grams exist to help provide affordable workforce housing. Programs such as the federal Low Income 
Housing Tax Credit (LIHTC) program, administered through the Wisconsin Housing and Economic 
Development Agency, can help provide high-quality housing for lower-income residents. Additional 
recommendations include:

o	 Continue to support appropriate use of such programs to increase the supply of affordable hous-
ing for people often not accommodated through the private market. 

o	 Partner with housing advocacy groups to facilitate development that will serve low- to moder-
ate-income residents and provide afford-
able housing alternatives. 

o	 Target Investment Areas that could 
include affordable housing development 
include:
	Green Bay Ave. and Mill Rd. 
	 Bayshore
	 Lydell Corporate Center
	 Port Washington Road 

•	 Employ a Proactive Approach to Housing 
Development. High construction costs, land 
values, dense development patterns, migra-
tion patterns, and the availability of capital 
have made constructing homes suitable for 
residents in diverse family, life-cycle, and income situatons more difficult in recent years. Given these 
constraints on housing development in Glendale, which also include demographic changes and shifts 
in market trends, the City of Glendale should consider taking a proactive role in the recruitment and 
creation of diverse housing options in limited instances. This proactive role could include a variety of 
actions dependent on future needs, including:

o	 Partnering with developers and builders to provide land or invest in infrastructure.
o	 Acquiring land for future home development.
o	 Exploring opportunities for housing options incorporated into different mixed-use development 

and working with developers to provide a variety of housing alternatives at different price points.
o	 Creating local home construction and rehabilitation funds. 

Enact Design Standards for Multiple Family Housing
Multiple family housing provides options for the elderly, younger residents, and workers. However, such 
projects often cause community opposition. In some cases, this is because projects have been poorly and 
cheaply designed. The City should include detailed design guidelines for all new or expanded multi-family 
residential developments in the zoning ordinance and enforce them during development review process-
es. The following guidelines and Figure 7 provide a foundation: 

•	 Incorporate architectural design that fits the context of the surrounding neighborhood and Glendale’s 
overall character. Encourage layouts where buildings appear as a grouping of smaller residences.  
Promote building materials, designs, scale, and setbacks compatible with the City’s urban form,  
particularly in mixed use areas. 57
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•	 Use brick and other natural materials on building facades. Avoid monotonous facades and box-like 
buildings. Incorporate balconies, porches, garden walls, varied building and facade setbacks, varied 
roof designs, and bay windows. 

•	 Orient buildings to the street with modest front yard setbacks, bringing street-oriented entries close 
to public sidewalks to increase pedestrian activity. Include private sidewalk connections.

•	 Locate parking, dumpsters, and other unattractive uses behind buildings.
•	 For parking lots and garages, (a) locate garage doors and parking lots so they are not the domi-

nant visual element; (b) screen parking areas from public view; (c) break up large parking lots with 
landscaped islands and similar features; (d) provide direct links to building entrances by pedestrian 
walkways physically separated from vehicular movement areas; (e) because large parking garages are 
undesirable, where they are necessary, break up facades with foundation landscaping, varied facade 
setbacks, and recessed garage doors.

•	 Provide generous landscaping of sufficient size at time of planting. Emphasize landscaping (a) along all 
public and private street frontages; (b) along the perimeter of all paved areas and in islands in larger 
parking lots; (c) along all building foundations; (d) along yards separating land uses which differ in 
intensity, density, or character; (e) around all outdoor storage areas such as trash receptacles and re-
cycling bins (also include screening walls in these areas); (f) around all utility structures or mechanical 
structures visible from public streets or less intensive land uses.

•	 Provide on-site recreational and open space areas to serve the needs of residents. Whenever possi-
ble, develop contiguous rear yards as a unit to encourage use by building residents and guests. 

•	 For projects in denser, more transit-oriented areas, reduce parking requirements and increase pedes-
trian and bicycle infrastructure and connections to the City’s transit corridors. 

Figure 7: Desired Multiple Family Residential Project Layout

•	 Modest setback with landscaped 

front yard space

•	 Modest setback with landscaped 

front yard space58
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Chapter Six:  
Economic Development 6
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Chapter Six: Economic 
Development
Glendale is an economically diverse City that is significantly interconnected to the greater Milwaukee 
Metro Area. It’s a highly educated community with a labor force diversified in many different industries. 
The largest industry being management, business, science, and arts, which mirrors the County’s largest 
projected employment increases over the next decade. Additionally, the City has a significantly large retail 
center, Bayshore, which attracts visitors from around the region. However, with shifting retail trends, 
redevelopment and reinvestment in this and other key locations will be vital to economic growth and di-
versification over the next two decades. This chapter outlines Glendale’s goals, objectives, strategies, and 
recommendations for maximizing and enhancing its sustainable economic role in the greater region. 

Economic Development Goals, Objectives, and Policies
Goals:
Glendale will maximize its central location and role in the region to promote an inclusive economy that 
supports innovative businesses, active employment centers, and vibrant retail and entertainment districts. 

Objectives:
a.	 Discourage poorly-planned, incremental strip commercial development along major community en-

tryways.
b.	 Avoid premature development at key development locations such as the Lydell Corporate Center 

and Bayshore properties until detailed redevelopment plans have been prepared for those areas and 
approved by the City.

c.	 Strengthen the retail power of established commercial areas. 
d.	 Encourage strong public-private investment in business district and industrial park improvements.
e.	 Encourage infill development on underutilized or blighted business district properties.
f.	 Encourage the development and promotion of arts and culture in Glendale. 
g.	 Continue to support a strong mix of industrial and commercial uses in the City. 

Policies:
a.	 Upgrade signage, landscaping, site design, and related development standards for commercial, office, 

and industrial development.
b.	 Continue to enhance and beautify the streetscapes along major corridors and community gateways, 

particularly Silver Spring and Port Washington Road.    
c.	 Capitalize on the Milwaukee River and other greenways by revitalizing available under-utilized indus-

trial riverfront areas to mixed use, publicly accessible riverfronts that provide new economic develop-
ment opportunity for the community.

d.	 Encourage the creation of thoughtfully planned, mixed-use centers that include employment, shop-
ping, housing, and recreation opportunities in a compact, pedestrian-oriented setting.

e.	 Support multiple housing options to meet the needs of the Glendale business community, particularly 
workforce housing. 

f.	 Advance development strategies at targeted investment areas to promote high-quality development. 

6
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g.	 Encourage the cleanup and reuse of environmentally contaminated sites that perpetuate blight and 
threaten public health, safety, and welfare.

h.	 Encourage recruitment of employers in key industries, including healthcare, higher education, and 
technology to further diversify the Glendale economy, making it more resilient to market changes. 

i.	 Partner with educational institutions and industry to create career pathways and workforce develop-
ment strategies from youth education to on-the-job training. 

j.	 Support Glendale’s existing businesses to promote growth in small- and medium-sized businesses.
k.	 Support economic development strategies to encourage and enhance more gathering places and 

community spaces, including local businesses and restaurants. 
l.	 Limit development and business types that do not advance the economic and land use goals of this 

plan, including additional car dealerships. To address dealership uses, the City should amend the zon-
ing code to restrict the B4 district to prevent auto-oriented development.

m.	 Work with the Glendale Area Business Association and other organizations to address the concerns 
and issues of area businesses to promote a healthy and vibrant business community. 

Economic Development Programs and Recommendations
Focus on Green Economic Development 
The City of Glendale’s vision for the future is one that balances the priorities of economic vitality and 
growth with environmental sustainability and preservation and protection of natural resources. Taking an 
intentional approach to economic development will help achieve this balance and help Glendale reach a 
triple bottom line of economic, environmental, and social benefits. 

Recommended Action: 

•	 Recruit new businesses and employers focused on environmental sustainability and water quality.
•	 Establish green business practice standards for city industrial and commercial areas.
•	 Establish Economic Development Director and Environmental Sustainability Coordinator positions on  

City staff.

Pursue Redevelopment and Infill of Underutilized Lands
As a built-out community, the City of Glendale has very little vacant space for new development. There-
fore, redevelopment of currently underutilized land and infill development are necessary for the City to 
grow and accommodate new businesses. A number of sites have been identified as part of the Compre-
hensive Plan and are identified in the Targeted Investment Areas map and recommendations. Careful 
planning, site assessment, public-private partnerships, redevelopment incentives, regulatory actions, and 
persistence over a number of years are required to successfully redevelop these sites. 

Industrial redevelopment and commercial infill opportunities include:

•	 Green Bay Avenue & Mill Road
•	 The Glendale Technology Center
•	 Lydell Corporate Center
•	 Bayshore
•	 Good Hope Road and North Port Washington Road
•	 North Port Washington Road and Calumet Road
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Keep Bayshore a Strong Glendale Landmark and Destination
Bayshore has been a commercial anchor in Glendale for decades and has evolved through multiple 
iterations. It is important to the City and acts as a landmark and a destination around the region. It draws 
people from around Southeastern Wisconsin, particularly on the North Shore, with its unique shopping, 
dining, and entertainment opportunities. Like many malls and shopping centers, Bayshore has experi-
enced challenges in light of the changing nature of retail. The loss of anchor tenants like Sears and the 
Boston Store which is occurring across the country has left property owners trying to determine the 
path forward in an uncertain market. Bayshore’s current owners have approved a plan to keep Bayshore 
successful, increasing its ability to attract visitors with a balance of retail, hospitality, office, and residen-
tial uses. Maintaining Bayshore’s viability was one of the most common topics and issues raised through 
the public input process. The City of Glendale should continue to take an active interest in the success of 
Bayshore and provide supportive services where possible. 

Recommended Actions:

•	 Continue to communicate with the Bayshore development and management teams during the rede-
velopment process and ensure consistency with the Comprehensive Master Plan.

•	 Support marketing and developer recruitment for the additional parcels on the north side of the  
property.

•	 Provide quality infrastructure that promotes efficient circulation in and around Bayshore and inter-
section and pedestrian-friendly improvements to allow visitors to safely access Bayshore and other 
businesses on the North Port Washington and Silver Spring Corridors.

•	 Promote additional redevelopment opportunities in the areas surrounding Bayshore to further  
enhance the area as a commercial and mixed-use district.

Adopt Stronger Design Standards for Commercial and Industrial 
Development
The City intends to strengthen and enforce design standards for commercial and industrial development 
and redevelopment projects to ensure high-quality, lasting projects that are compatible with the City’s 
desired character. These standards should apply to all new development and redevelopment in the City. 
With these areas likely to be dominated by both medium- and large-scale buildings, conventional “best 
practices” design standards are applicable. 

All of these new standards should be incorporated into the Zoning Ordinance and strictly adhered to 
during site plan review and/or land division processes. For new and expanded commercial uses, the stan-
dards listed below and illustrated in Figures 8 and 9 are advised:

•	 New driveways with adequate throat depths to allow for proper vehicle stacking
•	 Limited number of access drives along arterial and collector streets 
•	 Common driveways serving more than one commercial use wherever possible
•	 High quality landscaping treatment of bufferyards, street frontages, paved areas, and building founda-

tions
•	 Street trees along all public street frontages
•	 Intensive activity areas such as building entrances, service and loading areas, parking lots, and trash 

receptacle storage areas oriented away from less intensive land uses
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•	 Parking lots heavily landscaped with perimeter landscaping and/or landscaped islands along with 
screening to block views from streets and residential uses.

•	 Parking to the sides and rear of buildings, rather than all parking in the front
•	 Maintain street-side business entrances
•	 High-quality signage that is not excessive in height or total square footage
•	 Location of loading docks, dumpsters, mechanical equipment, and outdoor storage areas behind 

buildings and away from less intensive land uses 
•	 Complete screening of loading docks, dumpsters, mechanical equipment, and outdoor storage areas 

through use of landscaping, walls, and architectural features 
•	 Safe, convenient, and separated pedestrian and bicycle access to the site from the parking areas to 

the buildings and to adjacent commercial developments 
•	 Site design features that allow pedestrians to walk parallel to moving cars
•	 Illumination from lighting kept on site through use of cut-off luminaires
•	 High-quality building materials, such as brick, wood, stone, and tinted masonry
•	 Canopies, awnings, trellises, bays, and windows to add visual interest to facades
•	 Variations in building height and roof lines, including parapets, multi-planed, and pitched roofs and 

staggered building facades (variations in wall depth and/or direction)
•	 All building façades with architectural details and of similar quality to the front building façade
•	 Central features that add to community character, such as patios and benches 
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Figure 8. Desired New 
Commercial Project Layout

Figure 9. Desired New 
Industrial Project Layout
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Retain and Expand Existing Local Businesses
Glendale has a variety of locally-owned businesses that provide unique goods and services and contribute 
strongly to the community’s identity. Since the owners of such businesses usually live within the com-
munity, there is a strong likelihood that the profits from such enterprises will be spent locally and recycle 
through the local economy. 

Local business retention and development is an important component of the City’s economic develop-
ment strategy. It is far easier to retain the City’s existing businesses and industries than recruit new busi-
nesses, and most employment growth in any community occurs through existing business expansion. 

Recommended Action:

•	 Identify opportunities to create programs to support small and local businesses, including develop-
ment approval assistance, business mentoring, development incentives, and small business loans. 

•	 Work with community partners and business owners to establish and promote shop local programs 
that encourage residents to patronize local businesses.

•	 Establish local hiring and purchasing programs for municipal services and departments.

Utilize Place-Based Assets to Promote Glendale to Employers and 
Employees
As this Plan has repeatedly shown, Glendale is a community of many advantages: its convenient location 
within the North Shore and greater Milwaukee region; its access to key regional connectors, including 
Interstate 43; the quality school system and educational opportunities; affordable housing stock; abun-
dant natural resources including the Milwaukee River, major county and community parks, and regional 
trails for active transportation and recreation; and strong mix of commercial and retail opportunities that 
allow residents to meet their daily needs and find opportunities for fun. The City of Glendale should work 
to highlight these assets and promote Glendale as a community of choice for potential employers and 
employees. 
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Chapter Seven: Transportation 7
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Chapter Seven: 
Transportation
Located in the Milwaukee Metro Area along Interstate 43 provides significant transportation advantages 
for Glendale. Overall, the community is interconnected to the greater region through a wide variety of 
transportation modes. While Glendale is well connected to the region by high-volume thoroughfares, it 
also has important links to active transportation opportunities like the Oak Leaf Trail as well. Opportuni-
ties to expand these connections and enhance the local infrastructure network are critical to Glendale’s 
future. As commuting and personal transportation preferences changes, it is important for the City to 
maintain and enhance a diverse and regionally interconnected transportation network. This chapter out-
lines the community’s goals, objectives, strategies, and recommendations for providing a long-term trans-
portation infrastructure plan that accommodates 
multi-modal opportunities. 

Transportation Goals,  
Objectives, and Policies
Goal:
Glendale will pursue a transportation system that 
is safe, reliable, efficient, convenient, equitable, 
affordable, and includes infrastructure for transit 
and active transportation alternatives.

Objectives:
a.	 Provide an overall transportation system that accommodates existing and planned development in the 

most efficient and effective manner possible. 
b.	 Ensure that transportation system improvements are coordinated with land development by schedul-

ing transportation improvements to accommodate new developments without promoting unplanned 
or poorly planned development.

c.	 Utilize scheduled transportation improvements, including resurfacing or reconstruction to enhance 
pedestrian and bicycle infrastructure to create context-sensitive Complete Streets that serve all users, 
regardless of age, ability, and mode. 

d.	 Provide safe and efficient access between neighborhoods, employment centers, schools, service cen-
ters, and recreational centers. 

e.	 Expand safe biking and walking routes in the City to serve all neighborhoods, schools, parks, play-
grounds, places of worship, and activity centers.

f.	 Consider pedestrian and bicycle accessibility when selecting sites for new public facilities such as 
schools, parks, library, and community centers. 

g.	 Consider riverfront corridors for multi-use trail and walkway development where publicly accessible.
g.	 Provide for adequate on- and off-street parking facilities.
h.	 Continue to participate on appropriate state, regional, county, and local transportation planning ef-

forts that may have an impact on the City and its transportation system.
i.	 Work with local, county, and state agencies to provide the highest quality regional bike and pedestrian 

trails and connections, including the Oak Leaf Trail. 
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Policies:
a.	 Work towards implementing all local, regional, and state bicycle and pedestrian, park and open space, 

and transportation plans. 
b.	 Require all new streets in the City to be evaluated and designed to be Complete Streets that provide 

safe and efficient access to all users, regardless of age, ability, and mode. 
c.	 Preserve sufficient public street right-of-way to allow for needed street updates and improvements.
d.	 Require traffic impact analyses for large commercial and industrial projects to determine on- and off-

site impact.
e.	 Require sidewalks or other alternative pedestrian pathways in all new developments, and retrofit these 

along appropriate arterials and collector streets. 
f.	 Whenever possible, aesthetic improvements shall be included in all arterial and collector street con-

struction and reconstruction projects. These can include canopy shade trees along terraces, pedestrian 
scale theme lighting, landscaped boulevards, traffic circles, banners, and benches.

g.	 Require bike racks and bike parking at all new commercial buildings and establish a City program to 
expand bike parking at existing structures. 

h.	 Working in conjunction with surrounding governments, update the City’s Official Map to reserve rights-
of-way for future arterial and collector streets, pedestrian and bicycle paths, bridges, riverwalks, rail 
lines, and other transportation-related features based on the recommendations of this Plan.

i.	 Review all City infrastructure for compliance with the Americans with Disabilities Act, and prioritize proj-
ects for improvements to ensure accessibility to residents of all abilities, including those with mobility 
issues and vision and hearing loss. 

Transportation Programs and Recommendations
Official Mapping
Recommended street system improvements in the City of Glendale include adoption of an official map that 
identifies existing streets, expansions of existing street rights-of-way, and rights-of-way for proposed new 
streets. Chapter 62.23 Wis. Stats. authorizes cities to create and adopt official maps for lands within the 
municipality and the extraterritorial jurisdiction of the municipality. The Existing and Planned Transportation 
System Improvements map (Map 2) depicts proposed right-of-way widths for major roads in the City.

Maintain a Safe and Efficient Road System
One of Glendale’s greatest strengths is its connected location and strong network of arterial and local roads. 
Glendale holds a large responsibility in maintaining a safe and efficient road system to serve local residents 
and regional travelers. To address this infrastructure, Glendale can take the following actions. 

Recommended Actions:

•	 Work with Milwaukee County and other regional and state entities on improvements to county- and 
state-owned roadways, including Port Washington Road, Silver Spring Drive, and HWY 57.

•	 To ensure safer speeds, install roundabouts along Silver Spring at Bethmaur and Milwaukee River Parkway.
•	 Review traffic mitigation at Green Tree and Vera Ave, to address increased traffic from commercial businesses. 
•	 Where applicable, apply for state and federal grant opportunities to fund transportation repairs and 

improvements.
•	 Implement the City’s street improvement program and prioritization.70
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Complete a Bicycle and Pedestrian Plan
Non-vehicular options are an important component of the overall transportation system. A comprehen-
sive Bicycle and Pedestrian Plan should be completed to identify specific facility recommendations, create 
facility design guidelines, establish a City bike map, and provide implementation and funding strategies. 

Potential Bicycle and Pedestrian Plan recommendations could include:

•	 Establishing a dense local network of bicycle and pedestrian facilities that connects to regional trails 
and assets including the Oak Leaf Trail and the Beerline Trail

•	 Incorporating bicycle and pedestrian network enhancements into public street improvements when 
possible 

•	 Ensuring safe routes to school for students and families who walk to Glendale schools and other com-
munity destinations 

•	 Developing off-street recreation trails in cooperation with public and private partners as opportunities 
arise through development, redevelopment, and preservation efforts 

•	 Establishing a City Complete Streets policy
•	 Enhancing wayfinding and signage and local connections along the Oak Leaf Trails to bring users into 

Glendale 
•	 Working with local and regional partners to enhance bikeability in Glendale and southeastern Wiscon-

sin, including Route of the Badger 
•	 Providing enhancements and attractions along regional trails to encourage users to stop in Glendale 
•	 Increasing bike parking to encourage biking to Glen-

dale destinations and shopping 
•	 Completing an official City of Glendale Bike Map 

that shows the City’s network of on- and off-street 
facilities as well as regional trail connections. The 
Map should be printed as a marketing piece and 
available at City locations for residents and visitors, 
including local restaurants, coffee shops, business-
es, City Hall, and the public library. 

Continue to Work with State DOT on 
I-43 Reconstruction
WisDOT is moving forward with two major projects 
along I-43 that impact Glendale. As the construction 
phases begin, the City should continue to work with WisDOT as a resource to residents on the project, 
including those whose properties are impacted. 

I-43 North-South projects include:

•	 Reconstructing I-43 to six lanes
•	 Replacing the Union Pacific railroad bridge
•	 Expanding North Port Washington Road from two lanes to four
•	 Redesigning the interchange at Good Hope Road
•	 Bringing the roadway to grade (removal of bridge) 
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Map 6. Bicycle 
and Pedestrian 
Facilities
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8Chapter Eight: Utilities  
and Community Facilities
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Chapter Eight: Utilities and 
Community Facilities
The City has a number of high-quality community facilities and a vast utility network that provides services to its 
residents and employers. Additionally, like many other facets of Glendale, the community is significantly intercon-
nected to the region in terms of facilities and utilities. From the Northshore Public Library to the Northshore Fire 
Department and the Northshore Water Commission, the City of Glendale provides many of its services in partner-
ship with neighboring communities. In order to maintain, improve, and expand on the City’s existing public infra-
structure, coordinated and collaborative planning of these facilities is critical. This chapter outlines the communi-
ty’s goals, objectives, strategies, and recommendations for utilizing partnerships, intergovernmental agreements, 
and planning to continue to provide first-class community facilities and utilities long-term.

Utilities and Community Facilities Goals, Objectives, and Policies
Goals:
Glendale will provide residents with high-quality, accessible public services and community facilities, utilizing part-
nerships and intergovernmental coordination to preserve and enhance the City’s sense of community and quality 
of life. 

Objectives:
a.	 Provide adequate government services and facilities necessary to maintain a high-quality living and working 

environment. 
b.	 Retain government uses in the “civic core” of the City centered on City Hall. 
c.	 Provide community services and facilities in a logical, reliable, efficient, and cost-effective manner to serve a 

compact development pattern.
d.	 Assure that the costs for new community services, facilities, and utilities are distributed fairly and equitably.
e.	 Work with the school district to ensure adequate school facilities to Glendale and the North Shore area. 

Policies:
a.	 Require all new development in the City to handle stormwater by either providing on-site facilities or con-

tributing to regional facilities proportional to the development’s runoff. These facilities should be constructed 
before beginning development. 

b.	 Explore the feasibility of increasing Glendale’s generation and use of renewable energy, including solar. 
c.	 Continue to implement dedications and other forms of developer exactions and fees to assure that new devel-

opment pays for its share of providing utilities and other community facilities. 
d.	 Coordinate with the Glendale-River Hills and Nicolet School Districts on identifying and planning future school 

facilities. 
e.	 Study the viability of technological infrastructure, such as small cell wireless or fiber networks, to provide 

access to technology citywide, and pursue local partnerships to explore Smart City pilot programs. 
f.	 Continue to promote private development of childcare facilities as needed. 
g.	 Continue critical partnerships and collaborations with surrounding communities for utilities, services, and 

facilities, including the North Shore Water Commission. 
h.	 Implement Capital Improvement Plans to keep Glendale’s municipal facilities up to date, including remodeling 

the Glendale Police Station. 

8
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Map 7. 
Transportation 
and Community 
Facilities Map
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Utilities and Community Facilities Programs and 
Recommendations
Update and Implement the Comprehensive Outdoor Recreation Plan
The City of Glendale offers a variety of outdoor recreation opportunities to residents and visitors, from 
parks and playgrounds to trails. While the majority of the City’s park system is owned by Milwaukee Coun-
ty (Kletzsch and Lincoln), the City has recently made significant investments in the Richard E. Maslowski 
Community Park, which has quickly become a jewel of the community, valued by residents across the City. 

To expand the City’s impact on outdoor recreation and support the expansion and maintenance of its 
recreational assets, the City should update and adhere to the Comprehensive Outdoor Recreation Plan 
(CORP). A CORP not only allows the City to explore community priorities and goals, analyze existing condi-
tions, and consider future potential park facilities, it is essential for the City to qualify for both federal and 
state funding opportunities, including grants from the Wisconsin Department of Natural Resources. The 
CORP sets the City up to pursue their recreational goals when ready. It is updated every five years. 

Continue to Include the School District in Future Planning Decisions
The City should continue to coordinate land use and development decisions with the Glendale-River Hills 
and Nicolet School Districts’ long-range planning efforts and should invite a School District representative 
to Plan Commission meetings to facilitate collaboration on planning issues. 

Over the course of this planning period the Districts may need to 
consider changes to their school facilities. The City will work with the 
Districts proactively to identify actions, and if necessary, identify an 
appropriate site for future facilities before land costs escalate and 
or other development occurs in the most desirable areas. The City 
and School Districts may consider the development of a combina-
tion community park/school site, which may allow for efficiencies in 
construction and maintenance costs. 

Prepare the City for Future Technologies
Communities across the country are recognizing the future of 
technology and its role in the public sphere. From Electric Vehicle 
charging stations to small cell networks, 5G, autonomous vehicles 
and blockchaining, technology has the potential to alter daily life in 
our cities.

Recommended Actions:

•	 Complete a Technology Master Plan to study the current and 
emerging technology needs in Glendale and identify how to 
most efficiently provide these services. 

•	 Review and revise City ordinances to include provisions for installation of high-technology communi-
cations infrastructure, renewable energy infrastructure, and transportation technology.

•	 Where feasible, introduce technology upgrades that will make the provision of City services more 
efficient, equitable, and transparent. 77
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•	 Identify opportunities for mutually beneficial partnerships with advanced technology corporations 
and institutions for integration of new technology in Glendale, being mindful that such partnerships 
protect public safety, enhance efficiency, and equitably benefit residents. 

•	 Consider developing an open data policy and platform for City data to increase transparency and en-
gage residents through digital media, including posting meetings on the City website.

Maintain Strong Public Education in Glendale
Education is a major factor in the decision on where to live. In addition to housing and accessibility to 
employment, the quality of the public school system drives resident choice and is often central to a com-
munity’s identity and sense of pride. Public input throughout the planning process repeatedly emphasized 
the importance of quality public education and maintaining high standards for Glendale’s public schools. 
While public schools are directly governed by the School Districts, it is important for the City to support 
public education and emphasize it as a community priority in this Plan. 

Recommended Actions:

•	 Continue to communicate and collaborate with Glendale’s School Districts to ensure adequate facili-
ties and services for its students and families.

•	 Maintain critical transportation infrastructure, particularly sidewalks and bike trails, for students to 
travel safely to school and other destinations within Glendale. 

•	 Pursue funding opportunities that can assist with the School Districts’ various goals, including grants 
like Safe Routes to School. 

•	 Ensure that Glendale has the appropriate mix of housing to suit families with children and that these 
housing options are accessible to public school facilities.

•	 Maintain a diverse mix of employers to elevate the community tax base.
•	 Support opportunities for the City, Glendale employers, and the School Districts to work together on 

education and workforce training.
•	 Support opportunities to lobby the State of Wisconsin to ease restrictions on public school spending 

and work with State representatives to advance public education legislation. 
•	 Maintain top-quality public safety services to keep Glendale public schools a safe, welcoming environ-

ment. 
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9Chapter Nine: 
Intergovernmental 
Cooperation

79
	

G
le

nd
al

e C
om

pr
eh

en
siv

e P
la

n 
20

40
 - 

D
RA

FT



80
	

G
le

nd
al

e C
om

pr
eh

en
siv

e P
la

n 
20

40
 - 

D
RA

FT



Chapter Nine: 
Intergovernmental 
Cooperation
This chapter is focused on “intergovernmental cooperation,” defined as any formal or informal arrange-
ment by which officials of two or more jurisdictions communicate visions and coordinate plans, policies, 
and programs to address and resolve land use, transportation, natural resource, utility, facility, services, 
or other issues of mutual interest. In a state with over 2,500 units of government and movement towards 
greater efficiency, it is becoming increasingly important to coordinate decisions that may affect neighbor-
ing communities and overlapping jurisdictions (e.g., school districts).

This chapter contains a compilation of background information, goals, objectives, policies, and recom-
mended programs for joint planning and decision-making with other jurisdictions. It incorporates by 
reference all plans and agreements to which Glendale is a party under §66.0301, §66.0307, and §66.0309, 
Wisconsin Statutes. It is intended to promote consistency between this Plan and plans for neighboring 
jurisdictions.

Intergovernmental Cooperation Goals, Objectives, and Policies
Goals:
Glendale will work effectively with nearby and overlapping jurisdictions to promote mutually beneficial 
cooperation and will explore new opportunities to expand partnerships to increase the city’s impact for 
residents and the North Shore region. 

Objectives:
a.	 Work with the surrounding municipalities, other nearby local governments, Milwaukee County, local 

school districts, and state agencies on land use, natural resource, transportation, and community 
development issues of mutual concern.

b.	 Cooperate with neighboring governments, school districts, Milwaukee County, and state agencies on 
providing shared services and facilities.

c.	 Participate in county-level transportation, land use, and economic development efforts.
d.	 Stay informed on activities of the School District to ensure the City has the opportunity to be involved 

in decisions that affect City residents, such as building improvements, tax issues, and transportation.

Policies:
a.	 Provide copies of this 2040 Comprehensive Master Plan and future amendments to surrounding gov-

ernments.
b.	 Continue intergovernmental and shared service agreements for public facilities and services and con-

sider additional joint services and facilities where consolidating, coordinating, or sharing services or 
facilities will result in better services or cost savings. 

c.	 Work with the Glendale-River Hills, Maple Dale-Indian Hills, and Nicolet School Districts on pursuing 
specific opportunities and challenges identified in this Plan, including school retention, long-term 
facility needs, and logical use and management of open space and recreational lands and facilities. 

9
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Intergovernmental Cooperation Programs and Recommendations
Intergovernmental communication, coordination, and cooperation are critical in implementing many of 
the recommendations in this Plan. This section builds off some of the key policies listed above, setting 
forth recommendations for enhanced relations with adjacent and overlapping jurisdictions. It focuses in 
particular on areas and relationships that are not described extensively in other chapters of this Plan and 
on where potential future conflicts may be the greatest without concerted action. 

State Issues
WisDOT and WisDNR are actively involved in programs and policies which directly affect and are affected 
by local land use decisions. The promotion of the policies of these agencies by this Plan is an imperative 
coordination tool. Specifically, this coordination is accomplished by reflecting the recommendations of the 
adopted land use and transportation plans for southern Wisconsin. State policies are implemented also 
through the aggressive promotion of best practices for the mitigation of land use impacts on transporta-
tion facilities and environmental resources. Finally and most importantly, the benefits of controlled growth 
and compact development served by sanitary sewer facilities which are promoted and implemented 
through this Plan are unquestionably the most effective way of accommodating population pressures in a 
manner which minimizes adverse impacts.

County Issues
There are no known conflicts between this City Plan and Milwaukee County plans. The City of Glendale 
should continue to work with Milwaukee County on key land use issues, particularly surrounding the sub-
stantial county-owned park land in the City. Kletzsch and Lincoln Parks represent major greenspace and 
recreational assets in the City and land that residents and visitors closely identify with the City of Glen-
dale. The City should continue to communicate with Milwaukee County Parks on green space issues and 
look to expand opportunities to enhance the use and programming of these lands. 

Regional Issues
Because many of the City’s goals and objectives relate to issues that transcend municipal boundaries (e.g., 
transportation, natural resource preservation, land use), the City intends to maintain an active and open 
dialogue with surrounding communities and counties. 

The interconnected nature of the North Shore area makes communication and cooperation among the 
different communities uniquely important and presents exciting opportunities for partnerships and collabo-
rations that increase capacity and efficiency. The City of Glendale should be committed to maintaining and 
expanding these partnerships as needed. Glendale currently is engaged in the following cooperative partner-
ships. These relationships are further detailed elsewhere in the Plan and Existing Conditions Inventory. 

•	 Metropolitan Milwaukee Sewerage District (MMSD)
•	 North Shore Water Commission (NSWC)
•	 North Shore Fire Department
•	 North Shore Dispatch
•	 North Shore Municipal Court
•	 North Shore Health Department
•	 North Shore Library82
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Chapter Ten: Implementation10
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Chapter Ten: 
Implementation
Few of the recommendations of this Plan will be implemented automatically. Specific follow-up action will 
be required for the Plan to become reality. This final chapter provides the City with a roadmap for these 
implementation actions. It includes a compilation of programs and specific actions to be completed in a 
stated sequence.

Plan Adoption
A first step in implementing the 2040 Comprehensive Master Plan is making sure that it is adopted in a 
manner which supports its use for more detailed decision-making. The City has included all necessary ele-
ments for this Plan to be adopted under the state’s comprehensive planning legislation. The City also has 
followed procedures for adopting this Plan under Section 66.1001(4), Wisconsin Statutes.

Plan Monitoring and Advancement
The City should constantly evaluate its decisions on private development proposals, public investments, 
regulations, incentives, and other actions using the recommendations in this Plan as a guide. This Plan 
should be used as the first “point of reference” when evaluating these projects. Beginning xxxx, 2020, 
zoning, subdivision, and official map ordinances and decisions will have to be consistent with the Compre-
hensive Plan.

This Plan will have value only if it is used, understood, and supported by the community. It is critical that 
the City make concerted efforts to increase community awareness and education on this Plan. To this end, 
recommended actions may include: 

•	 Ensure that attractive and up-to-date materials are easily accessible on the City’s website 

•	 Speak to community organizations about the Plan 

•	 Update the Implementation Programs and Recommendations tracking table on an annual basis to 
measure progress in implementation

•	 Regularly present implementation progress reports to the City Council, Plan Commission, and other 
municipal bodies 

•	 Incorporate Plan implementation steps in the annual budget process

•	 Encourage all City staff to become familiar with and use the Plan in their decision-making

Plan Administration
This Plan will be implemented largely through an ongoing series of individual decisions about zoning, 
land division, official mapping, public investments, and intergovernmental relations. The City of Glendale 
intends to use this Plan to inform such decisions under the following guidelines:

10
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Zoning
Proposed zoning map amendments (rezonings) should be consistent with the recommendations 
of this Plan. Specifically, the Future Land Use map should be used to guide the application of the 
general pattern of permanent zoning. The precise location of zoning district boundaries may vary, 
however, as judged appropriate by the Plan Commission and City Council. Departures from the 
exact land use boundaries depicted on the Future Land Use map may be particularly appropriate for 
Planned Unit Development projects, projects involving a mix of land uses and/or residential devel-
opment types, properties split by zoning districts, and/or properties located at the edges of future 
land use areas. In their consideration of zoning map issues, however, the Plan Commission and City 
Council also will evaluate the specific timing of the zoning map amendment request, its relationship 
to the nature of both existing and planned land uses, and the details of the proposed development. 
Therefore, this Plan allows for the timing of zoning actions and the refinement of the precise recom-
mended land use boundaries through the zoning, conditional use, planned development, and land 
division processes.

Land Division
Proposed land divisions should be generally consistent, but not necessarily precisely consistent, with 
the recommendations of this Plan. Specifically, the Future Land Use map, the Community Facili-
ties map, and the Transportation System Improvements map (and the policies behind these maps) 
should be used to guide the general pattern of development and the general location and design of 
public streets, parks, and utilities. When considering land divisions, however, the Plan Commission 
and City Council also will evaluate the specific timing of the land division request, its relation to the 
nature of both existing and future land uses, and the details of the proposed development. Depar-
tures from the exact locations depicted on these maps shall be resolved through the land division 
process for certified survey maps, preliminary plats, and final plats within City limits. This Plan allows 
for the timing and the refinement of the precise recommended development pattern and public 
facilities through the land division process as deemed appropriate by the Plan Commission and City 
Council.

Official Mapping
The Transportation System Improvements map and the Community Facilities map will be used to 
guide the general location and design of both existing and new public streets, public parks, and 
utilities, as depicted on a revised Official Map. However, in their consideration of official mapping 
issues, the Plan Commission and City Council also will evaluate the specific timing of the develop-
ment request, its relationship to the nature of both existing and future land uses, and the details 
of the proposed development. Departures from the exact locations depicted on these maps will 
be resolved through the official mapping and platting processes within both the City limits and the 
extraterritorial jurisdiction. 
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Public Investments
Proposed public investment decisions will be guided by the recommendations of this Plan. The timing and 
precise location of public investments may vary, however, as judged appropriate by the Plan Commission 
and City Council. This Plan allows for the timing and the refinement of the precise recommended public 
facilities and other public investments as deemed appropriate by the Plan Commission and City Council.

Intergovernmental Relations
Proposed intergovernmental relations decisions, including intergovernmental agreements, will be guided 
by the recommendations of this Plan as deemed appropriate by the Plan Commission and City Council. 
When considering intergovernmental decisions and agreements, however, the Plan Commission and City 
Council also will evaluate a wide variety of other factors, including specific provisions of the recommend-
ed agreements. Departures from the recommendations of this Plan shall be resolved by the City Council 
through the intergovernmental process.

Plan Amendments
This Plan can be amended and changed. Amendments may be appropriate in the years following initial 
plan adoption, particularly in instances where the Plan is becoming irrelevant or contradictory to emerg-
ing policy or trends or does not provide specific advice or guidance on an emerging issue. “Amendments” 
are generally defined as minor changes to the plan maps or text (as opposed to an “update” described 
later). The Plan should be evaluated for potential amendments regularly. Frequent amendments only to 
accommodate specific development proposals should be avoided, however, or else the Plan will become 
meaningless. 

As a dynamic community facing a myriad of development and redevelopment issues, the City is likely to 
receive requests for plan amendments over the planning period. To provide a more manageable, predict-
able and cost-effective process, the City will consider establishing a single plan amendment consideration 
cycle every year. Several Wisconsin communities use an annual plan review and amendment process 
cycle to ensure these evaluations and adjustments are handled in a predictable and efficient manner. This 
approach would require that all proposed plan amendment requests be officially submitted to City by a 
designated date of each year. A full draft of the amendments would then be presented to the Plan Com-
mission for its evaluation and recommendation to the City Council. The Council could then act to approve 
the amendment(s), following a public hearing. 

The City may bypass the annual amendment process described above if an amendment to this Compre-
hensive Plan is determined necessary to capture a unique economic opportunity that both is related to 
achieving the vision of this Comprehensive Plan and may be lost if required to wait for the regular plan 
amendment cycle. The City is still required to use the procedures outlined below, however. 

The procedures defined under Section 66.1001(4), Wisconsin Statutes, need to be followed for all Plan 
amendments. Specifically, the City will use the following procedure to amend, add to, or update the Com-
prehensive Plan:

a.	 Either the City Council or Plan Commission initiates the proposed Comprehensive Plan amendment. 
This may occur as a result of a regular Plan Commission review of the Plan or may by initiated at the 
request of a property owner or developer.

b.	 The Common Council adopts a resolution outlining the procedures that will be undertaken to ensure 86
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public participation during the Plan amendment process (see Section 66.1001(4)a of Statutes and 
model resolution included in this Comprehensive Plan). 

c.	 The City Plan Commission prepares or directs the preparation of the specific text or map amendment 
to the Comprehensive Plan.

d.	 The City Plan Commission holds one or more public meetings on the proposed Comprehensive Plan 
amendment. Following the public meeting(s), the Plan Commission makes a recommendation by reso-
lution to the Common Council by majority vote of the entire Commission (see Section 66.1001(4)b of 
Statutes and model resolution in this Plan).

e.	 The City Clerk sends a copy of the recommended Plan amendment (not the entire comprehensive 
plan) to all adjacent and surrounding government jurisdictions and the County as required under Sec-
tion 66.1001(4)b, Wisconsin Statutes. These governments should have at least thirty days to review 
and comment on the recommended Plan amendment. Nonmetallic mine operators, any person who 
has registered a marketable nonmetallic mineral deposit with the local government, and any other 
property owner or leaseholder who has requested notification in writing must be informed through 
this notice procedure. These governments and individuals should have at least thirty days to review 
and comment on the recommended Plan amendment prior to adoption by the Council. 

f.	 The City Clerk directs the publishing of a Class 1 notice, published at least thirty days before a Com-
mon Council public hearing and containing information required under Section 66.1001(4)d, Wiscon-
sin Statutes.

g.	 The Common Council holds the formal public hearing on an ordinance that would incorporate the 
proposed Plan amendment into the Comprehensive Plan.

h.	 Following the public hearing, the Common Council approves (or denies) the ordinance adopting the 
proposed Plan amendment. Adoption must be by a majority vote of all members. The Common Coun-
cil may require changes from the version of the proposed Plan amendment recommended by the Plan 
Commission.

i.	 The City Clerk sends a copy of the adopted ordinance and Plan amendment (not the entire Compre-
hensive Plan) to all adjacent and surrounding government jurisdictions, nonmetallic mine operators, 
any person who has registered a marketable nonmetallic mineral deposit with the local government, 
and any other property owner or leaseholder who has requested notification in writing as required 
under Sections 66.1001(4)b and c, Wisconsin Statutes. 

Plan Update
The state comprehensive planning law requires that a community’s comprehensive plan be updated at 
least once every ten years. As opposed to an amendment, an update is often a substantial re-write of the 
Plan document and maps. Based on this deadline, the City should update this Plan before the year 2030 
(i.e., ten years after 2020), at the latest. The City should continue to monitor any changes to the language 
or interpretations of the state law over the next several years.

Consistency Among Plan Elements
The state comprehensive planning statute requires that the implementation element “describe how 
each of the elements of the comprehensive plan shall be integrated and made consistent with the other 
elements of the comprehensive plan.” Because the various elements of this Plan were prepared simulta-
neously, there are no known internal inconsistencies between the different elements or chapters of this 
Plan. 87
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As required in the 1999 Smart Growth law and clarified by 2009 Wis. Act 372, beginning on January 1, 
2010, all new zoning, subdivision, and official map ordinances and amendments to those ordinances, 
must be consistent with the Comprehensive Master Plan.

Implementation Programs and Recommendations
Figure 10 provide a detailed list and timeline of the major actions that the City should complete to imple-
ment this Plan. Often, such actions will require substantial cooperation with others, including County and 
surrounding local governments and local property owners. Figure 10 has five different columns of infor-
mation, described as follows:

•	 Category. The list of recommendations is divided into different categories—based on different imple-
mentation tools or plan elements.

•	 Recommendation. The second column lists the actual steps, strategies, and actions recommended to 
implement key aspects of the Plan. The recommendations are for City actions, recognizing that many 
of these actions may not occur without cooperation from others.

•	
•	 2040 Vision Principle. The fourth column connects the recommendation and implementation step 

with the key elements of the 2040 Vision. The icons correspond to one of five Vision Principles. 
•	 Implementation Timeframe. The fifth column responds to the comprehensive planning statute, 

which requires implementation actions to be listed in a “stated sequence.” The suggested timeframe 
for the completion of each recommendation reflects the priority attached to the recommendation. 
Suggested implementation timeframes span the next 10 years, because the Plan will have to be up-
dated by 2030.
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Figure 10. Implementation Programs and Recommendations

Category Recommendation
2040 Vision 

Principle

Implementation Timeframe
Short  

(1 Year)
Medium  

(2-5 years)
Ongoing 

(5-10 years)

Natural  
Resources, and 
Environmental 
Sustainability

Implement MMSD Resilient Plan      

Partner with neighboring communities  
to advance best practices in stormwater 
management, energy efficiency, and  
community resiliency. 

     

Form an Environmental Action group of 
citizens and leaders      

Complete a climate event risk assessment        

Consider a Milwaukee River overlay      

Create a community-wide award for green 
practices      

Advance net-zero goals at City Hall and 
other community facilities      

Create a vacant land inventory      

Partner with property owners in the  
identification, assessment, remediation, 
and reuse of brownfield sites

     

Reduce impervious services and participate 
in green infrastructure programs      

Encourage green building and construc-
tion and rehabilitation, including a waste 
reduction program for construction and 
demolition

       

Update the Stormwater Management and 
Resiliency Plan      

Cultural  
Resources and 

Community 
Identity

Complete a streetscape and community 
beautification plan that includes  
wayfinding and signage 

     

Complete a branding and identity-planning 
process      

Support and sponsor events that distin-
guish Glendale and celebrate diversity      

Increase public art in the City and create 
opportunities for arts-related uses in va-
cant storefronts

       

Develop open data policies and platforms        

Create and support leadership pipelines 
that expand involvement in City decision 
making

       

Develop procedures and metrics to track 
and evaluate outreach        

Add staff at Welcome Glendale to increase 
capacity        

VISION 
PRINCIPLE KEY 1 Identity 3 Strong  

Neighborhoods 4 Sustain-
ability

5 Quality 
of Life

2 Central 
Location
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Category Recommendation
2040 Vision 

Principle

Implementation Timeframe
Short  

(1 Year)
Medium  

(2-5 years)
Ongoing 

(5-10 years)

Land Use

Adopt high-quality standards for develop-
ment projects

       

Develop and implement detailed area 
plans for Targeted Investment Areas

     

Implement the Future Land Use Map (Map 
5)

     

Housing and 
Neighborhoods

Promote maintenance of the City’s existing 
housing stock.

       

Support housing in mixed use areas      

Consider updating zoning standards to 
allow accessory dwelling units and other 
housing strategies to promote affordabil-
ity and accommodate multi-generational 
households

       

Diversify new housing        

Support programs to provide affordable 
workforce housing

     

Enact design standards for multiple family 
housing

       

Economic  
Development

Focus on green economic development, in-
cluding green business practice standards

     

Establish an Environmental Sustainability 
Coordinator position on City staff.

       

Pursue redevelopment and infill of un-
derutilized lands

     

Keep Bayshore a Strong Glendale Land-
mark

     

Identify opportunities to create programs 
to support small and local businesses, 
including development approval assis-
tance, business mentoring, development 
incentives, and small business loans

     

Establish local hiring and purchasing pro-
grams for municipal services and depart-
ments

     

Utilize place-based assets to promote 
Glendale to employers and employees

       

VISION 
PRINCIPLE KEY 1 Identity 3 Strong  

Neighborhoods 4 Sustain-
ability

5 Quality 
of Life

2 Central 
Location90
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Category Recommendation
2040 Vision 

Principle

Implementation Timeframe
Short  

(1 Year)
Medium  

(2-5 years)
Ongoing 

(5-10 years)

Land Use

Adopt high-quality standards for develop-
ment projects

       

Develop and implement detailed area 
plans for Targeted Investment Areas

     

Implement the Future Land Use Map (Map 
5)

     

Housing and 
Neighborhoods

Promote maintenance of the City’s existing 
housing stock.

       

Support housing in mixed use areas      

Consider updating zoning standards to 
allow accessory dwelling units and other 
housing strategies to promote affordabil-
ity and accommodate multi-generational 
households

       

Diversify new housing        

Support programs to provide affordable 
workforce housing

     

Enact design standards for multiple family 
housing

       

Economic  
Development

Focus on green economic development, in-
cluding green business practice standards

     

Establish an Environmental Sustainability 
Coordinator position on City staff.

       

Pursue redevelopment and infill of un-
derutilized lands

     

Keep Bayshore a Strong Glendale Land-
mark

     

Identify opportunities to create programs 
to support small and local businesses, 
including development approval assis-
tance, business mentoring, development 
incentives, and small business loans

     

Establish local hiring and purchasing pro-
grams for municipal services and depart-
ments

     

Utilize place-based assets to promote 
Glendale to employers and employees

       

Category Recommendation
2040 Vision 

Principle

Implementation Timeframe
Short  

(1 Year)
Medium  

(2-5 years)
Ongoing 

(5-10 years)

Transportation

Work with regional and state partners to 

implement local, regional and state trans-

portation plans

       

Complete a bicycle and pedestrian plan      

Update and adopt the Glendale Official 

Map
         

Apply for state and federal grant opportu-

nities to fund transportation repairs and 

improvements.

       

Utilities and  
Community  

Facilities

Update and implement the Comprehensive 

Outdoor Recreation Plan
     

Introduce technology upgrades that will 

make the provision of City services more 

efficient, equitable, and transparent

       

Continue to communicate and collaborate 

with Glendale Schools to ensure adequate 

facilities and services for its students and 

families

       

Identify opportunities for mutually benefi-

cial partnerships with advanced technology 

corporations and institutions for integra-

tion of new technology

     

Complete a Technology Master Plan        

Intergovernmen-
tal Cooperation

Provide copies of this 2040 Comprehensive 

Plan Update and future amendments to 

surrounding governments.

         

Continue to work with Northshore and 

Milwaukee County communities on land 

use, natural resource, transportation, and 

community development issues of mutual 

concern

       

Continue intergovernmental and shared 

service agreements for public facilities 

and services and consider additional joint 

services and facilities where consolidat-

ing, coordinating, or sharing services or 

facilities will result in better services or 

cost savings

       

VISION 
PRINCIPLE KEY 1 Identity 3 Strong  

Neighborhoods 4 Sustain-
ability

5 Quality 
of Life

2 Central 
Location 91
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Category Recommendation
2040 Vision 

Principle

Implementation Timeframe
Short  

(1 Year)
Medium  

(2-5 years)
Ongoing 

(5-10 years)

Plan Monitoring 
and  

Advancement

Monitor development activity and future 

implementation strategies against the 

recommendations in this Plan. 

         

Institute an annual Comprehensive Plan 

amendment process.
         

Update this Plan as required by State 

statute.
       

Increase community awareness and educa-

tion of the Plan 
         

VISION 
PRINCIPLE KEY 1 Identity 3 Strong  

Neighborhoods 4 Sustain-
ability

5 Quality 
of Life

2 Central 
Location
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APPENDIX A. 
Existing Conditions Inventory 
This Data Inventory Report contains relevant demographic, housing, and economic trends and background 
information pertaining to transportation, facilities, and land use for the City of Glendale. This document 
will help provide an understanding of the trends currently influencing development and redevelopment in 
Glendale and of the ways they may affect the City in the future.

Executive Summary and Data Highlights
Below is a summary of the most significant data points collected for the Data Inventory Report. Additional 
analysis and figures are included in the report that follows.

Issues and Opportunities Identified
•	 City population (12,868) has experienced slight decline since 2000 (-4% change), in a similar trend 

to surrounding North Shore communities, while the City and County of Milwaukee have seen small 
population increases over the same period. 

o	 Village of Bayside (-1.5% change)
o	 Village of Brown Deer (-0.8% change)
o	 Village of Fox Point (-4.6% change)
o	 Village of River Hills (-4.7% change)
o	 Village of Shorewood (-3.0% change)

o	 Village of Whitefish Bay (-0.5% change)
o	 City of Milwaukee (+0.4% change)
o	 Milwaukee County (+1.7% change)

•	 Using seven different population projection 

calculations, it is estimated that the City can expect flat or slightly declining population over the next 
twenty years. Using the same projections and not accounting for potential redevelopment projects, 
the number of additional projected households in 2040 is between 300-750 new households, a func-
tion of smaller average household sizes projected over the long term. 

•	 The City median age has stabilized since 2000 (about 46 years old) along with the percentage of the 
population over the age of 65 (about 24 percent), while most surrounding communities, Milwaukee 
County, the state, and nation are all experiencing increasingly aging populations.

•	 Since 2000, the percentages of African American residents (now 14 percent, from 8 percent) and peo-
ple of Hispanic or Latinx origin (now 4 percent, from 2 percent) have increased, making the City more 
diverse. 

•	 Poverty has increased somewhat in the community for both families (4 percent) and individuals (8 
percent) since 2000. Additionally, 30 percent of households in the City are cost burdened, meaning 
that they spend greater than 30 percent of their total income on housing.

•	 In 2017, Glendale’s household size was smaller (2.3 persons per household) compared to the City 
of Milwaukee (2.5 persons per household), Milwaukee County (2.4 persons per household), and the 
nation (2.5 persons per household).

93
	

G
le

nd
al

e C
om

pr
eh

en
siv

e P
la

n 
20

40
 - 

D
RA

FT



•	 The composition of Glendale’s housing stock is changing as the number of owner-occupied housing 
units in Glendale has been declining, (69 percent in 2017, down from 79 percent in 2000).
o	 Village of Bayside (80 percent)
o	 Village of Brown Deer (66 percent)
o	 Village of Fox Point (84 percent)
o	 Village of River Hills (97 percent)

o	 Village of Shorewood (46 percent)
o	 Village of Whitefish Bay (82 percent)
o	 City of Milwaukee (42 percent)
o	 Milwaukee County (50 percent)

•	 Since 2010, median rents in the City are essentially unchanged ($1,011 per month in 2017), while 
monthly owner-occupied costs (from $1,625 per month, to $1,724 per month) and median owner-oc-
cupied unit values have also been relatively stable (from $215,300, to $212,000).

•	 Median household income ($35,250 in 2000 and $35,286 now) and per capita income ($18,396 in 
2000 and $22,578 now) have been relatively flat for the past twenty years. In all surrounding commu-
nities these metrics have gone up over that same time period.

Population and Demographics
Figure 11 provides a historical comparison of population trends in Glendale and other surrounding com-
munities. Glendale’s population declined by about 1,200 persons from 1990 to 2017 and in the last 17 
years, but with almost no change since 2010. Other Milwaukee County communities have also shown slow 
population growth or mild decline. Glendale’s landlocked and developed status and influence from region-
al trends likely have contributed to this population trend; future development opportunities, however, 
including higher-density housing alternatives, could generate population growth. 

Figure 11. Regional Comparison: Population Trends, 1990 - 2017

  1990 2000 2010 2017
1990-2017 

Change
2000-2010 

Change
2000-2017 

Change

2010-
2017 

Change
City of Glendale 14,088 13,367 12,872 12,868 -9.5% -3.8% -3.9% 0.0%
Village of Bayside 4,789 4,518 4,389 4,450 -7.6% -2.9% -1.5% 1.4%

Village of Brown Deer 12,236 12,170 11,999 12,076 -1.3% -1.4% -0.8% 0.6%

Village of Fox Point 7,238 7,012 6,701 6,706 -7.9% -4.6% -4.6% 0.1%

Village of River Hills 1,612 1,631 1,597 1,558 -3.5% -2.1% -4.7% -2.5%

Village of Shorewood 14,116 13,763 13,162 13,367 -5.6% -4.6% -3.0% 1.5%

Village of Whitefish Bay 14,272 14,163 14,110 14,099 -1.2% -0.4% -0.5% -0.1%

City of Milwaukee 628,088 596,974 594,833 599,086 -4.8% -0.4% 0.4% 0.7%

Milwaukee County 959,275 940,164 947,735 956,568 -0.3% 0.8% 1.7% 0.9%

Wisconsin 4,891,769 5,363,675 5,686,986 5,795,483 15.6% 5.7% 7.5% 1.9%
Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates 

Source: U.S. Census Bureau, 1970-2010 Census.

Using the U.S. Census Bureau’s American Community Survey 2017 population estimates as a baseline, 
seven projection calculations were completed for the City of Glendale. Linear growth was determined by 
extrapolating the annual population growth over the given time period. Compounded growth was extrap-
olated based on the average annual percent change in population in that period. Additionally, the Wis-
consin Department of Administration’s population projections are included. Based on these seven calcu-94
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•	 Since 2010, median rents in the City are essentially unchanged ($1,011 per month in 2017), while 
monthly owner-occupied costs (from $1,625 per month, to $1,724 per month) and median owner-oc-
cupied unit values have also been relatively stable (from $215,300, to $212,000).

•	 Median household income ($35,250 in 2000 and $35,286 now) and per capita income ($18,396 in 
2000 and $22,578 now) have been relatively flat for the past twenty years. In all surrounding commu-
nities these metrics have gone up over that same time period.

Population and Demographics
Figure 11 provides a historical comparison of population trends in Glendale and other surrounding com-
munities. Glendale’s population declined by about 1,200 persons from 1990 to 2017 and in the last 17 
years, but with almost no change since 2010. Other Milwaukee County communities have also shown slow 
population growth or mild decline. Glendale’s landlocked and developed status and influence from region-
al trends likely have contributed to this population trend; future development opportunities, however, 
including higher-density housing alternatives, could generate population growth. 

Figure 11. Regional Comparison: Population Trends, 1990 - 2017

  1990 2000 2010 2017
1990-2017 

Change
2000-2010 

Change
2000-2017 

Change

2010-
2017 

Change
City of Glendale 14,088 13,367 12,872 12,868 -9.5% -3.8% -3.9% 0.0%
Village of Bayside 4,789 4,518 4,389 4,450 -7.6% -2.9% -1.5% 1.4%

Village of Brown Deer 12,236 12,170 11,999 12,076 -1.3% -1.4% -0.8% 0.6%

Village of Fox Point 7,238 7,012 6,701 6,706 -7.9% -4.6% -4.6% 0.1%

Village of River Hills 1,612 1,631 1,597 1,558 -3.5% -2.1% -4.7% -2.5%

Village of Shorewood 14,116 13,763 13,162 13,367 -5.6% -4.6% -3.0% 1.5%

Village of Whitefish Bay 14,272 14,163 14,110 14,099 -1.2% -0.4% -0.5% -0.1%

City of Milwaukee 628,088 596,974 594,833 599,086 -4.8% -0.4% 0.4% 0.7%

Milwaukee County 959,275 940,164 947,735 956,568 -0.3% 0.8% 1.7% 0.9%

Wisconsin 4,891,769 5,363,675 5,686,986 5,795,483 15.6% 5.7% 7.5% 1.9%
Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates 

Source: U.S. Census Bureau, 1970-2010 Census.

Using the U.S. Census Bureau’s American Community Survey 2017 population estimates as a baseline, 
seven projection calculations were completed for the City of Glendale. Linear growth was determined by 
extrapolating the annual population growth over the given time period. Compounded growth was extrap-
olated based on the average annual percent change in population in that period. Additionally, the Wis-
consin Department of Administration’s population projections are included. Based on these seven calcu-

lations, it is estimated that the City will experience low to moderate population loss over the next twenty 
years, as shown in Figure 12. For the purposes of this Plan, future calculations and considerations will be 
based on Compounded Growth 2010-2017. 
Projecting the population based on historic trends and also projecting the number of future households is 
important as the City considers its existing and planned housing resources, land use, and public infrastruc-
ture. Household projections are shown in Figure 12 and are based on the population projections and the 
anticipated change in household size.

Figure 12. Glendale: 20-Year Population Projections

 Projection Method 2010* 2017** 2020 2025 2030 2035 2040
Compounded Growth 1990-2017 (2) 12,872 12,868 12,745 12,542 12,342 12,145 11,951 

Compounded Growth 2000-2017 (2) 12,872 12,868 12,783 12,644 12,505 12,369 12,234 

Compounded Growth 2010-2017 (2) 12,872 12,868 12,866 12,863 12,861 12,858 12,855 

Linear Growth 1990-2017 (1) 12,872 12,868 12,732 12,507 12,281 12,055 11,829 

Linear Growth 2000-2017 (1) 12,872 12,868 12,780 12,633 12,486 12,340 12,193 

Linear Growth 2010-2017 (1) 12,872 12,868 12,866 12,863 12,861 12,858 12,855 

WisDOA Population Projection 12,872  -or   12,870  12,710  12,590  12,710  12,660 
*Source: U.S. Census Bureau, 2010 Census.

**Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates.

Source: Wisconsin Department of Administration, 2013 population estimate.

1. Extrapolated based on the average annual population change over the given years.

2. Extrapolated based on the average annual percent change over the given years.

Figure 13. Glendale: Population Pyramid, 2000 – 2017

*Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates; U.S. Census Bureau, 2000 Census.
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The population pyramid in Figure 13 illustrates the age distribution of Glendale’s population over the last 
seventeen years. Glendale’s population is relatively old compared to Milwaukee County and many peer 
communities, with the largest proportions of residents in the young-adult to middle-age groups of 25-54 
years old in 2017.The proportion in the 25-34 age bracket has expanded somewhat since 2000, however. 
The proportion of senior residents has remained stable between 2000 and 2017, with about twenty-four 
percent of the population over the age of 65. A younger population can be positive for the City’s economy 
and workforce; adequate housing options and services for young adults and families are necessary, how-
ever, to best serve these residents.

As shown in Figure 14, Glendale has a median age in line with other outlying communities (Bayside, Fox 
Point, River Hills), but is somewhat older than other first-ring suburbs (Shorewood, Whitefish Bay, Brown 
Deer), the City of Milwaukee, and Milwaukee County overall. The City has the lowest proportion of minors 
(residents under 18) relative to all comparison jurisdictions, but many others in the area – urban and sub-
urban – are also struggling to retain and attract younger families. 

Understanding that  fourteen percent of residents currently aged 45 to 54 will be seniors over 65 in twen-
ty years, the City should ensure that the community’s housing mix includes options for seniors, allowing 
these residents to age-in-place and remain in the community after they are no longer working or no 
longer desire or are able to manage the maintenance and expense of homeownership. The decreasing 
percentage of seniors reflected in the current population may be the result of older residents moving out 
of the City after retirement when they cannot find suitable housing options in Glendale. 

Figure 14. Regional Comparison: Age Distribution

  Median Age Percent Under 18 Percent Over 65
  2000 2010 2017 2000 2010 2017 2000 2010 2017
City of Glendale 45.6 46.8 45.7 19.4% 18.7% 18.0% 24.8% 22.6% 23.8%
Village of Bayside 46.5 48.0 47.6 23.2% 23.5% 24.1% 20.6% 20.8% 21.6%

Village of Brown Deer 42.2 41.8 41.9 19.6% 20.9% 21.7% 18.6% 16.6% 18.7%

Village of Fox Point 43.5 45.6 46.2 23.9% 22.8% 22.8% 20.0% 18.4% 19.0%

Village of River Hills 45.7 49.5 50.1 24.5% 24.0% 21.8% 14.8% 19.1% 24.6%

Village of Shorewood 37.8 37.2 35.6 21.0% 19.2% 21.9% 14.5% 13.0% 14.5%

Village of Whitefish Bay 38.2 39.6 39.7 29.4% 29.6% 29.7% 11.8% 10.6% 13.5%

City of Milwaukee 31.0 30.0 31.0 29.0% 27.0% 26.0% 11.0% 9.0% 10.0%

Milwaukee County 34.0 34.0 35.0 26.0% 25.0% 24.0% 13.0% 12.0% 13.0%

Wisconsin 36.0 38.5 39.2 25.5% 23.6% 22.5% 13.1% 13.7% 15.6%
Source: U.S. Census Bureau, 2000 Census, 2006-2010 & 2013-2017 American Community Survey 5-Year Estimates

While the population totals in Glendale have declined somewhat over the last seventeen years, the commu-
nity’s population has become more diverse. As shown in Figure 15, since 2000, the proportions of African 
American residents (now 14 percent, from 8 percent) and people of Hispanic or Latinx origin (now 4 per-
cent, from 2 percent) have increased significantly.
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Figure 15. Glendale: Race and Ethnicity, 2000 – 2017

Race or Ethnicity 2000 2010 2017
White 86.8% 79.4% 78.7%

African American 8.1% 14.1% 14.4%

American Indian 0.2% 0.2% 0.3%

Asian 3.0% 3.2% 3.7%

Other 0.6% 0.8% 0.6%

Two or More 1.3% 2.3% 2.4%

Hispanic or Latinx 1.8% 3.6% 4.2%
*Source: U.S. Census Bureau, 2000 Census, 2006-2010 & 2013-2017 American Community Survey 5-Year Estimates

Figure 16 shows that the number of residents in poverty has increased in Glendale in the last seventeen 
years. Poverty among both families and individuals has roughly doubled. The unemployment rate is only 
slightly higher than it was in 2000 but about half of the 2010 rate, however, suggesting that while Glen-
dale largely has recovered from the Great Recession, wages for available jobs may not be keeping up with 
the cost of living.

Figure 16. Glendale: Poverty Rates, 2000 – 2017

  2000 2010 2017
Unemployment Rate 1.8% 5.0% 2.6%

Families in Poverty 2.6% 3.2% 4.4%

Individuals in Poverty 4.0% 6.8% 8.4%
*Source: U.S. Census Bureau, 2000 Census, 2006-2010 & 2013-2017 American Community Survey 5-Year Estimates

These economic conditions are further illustrated in Figure 17. The City is on the lower end of median 
incomes among North Shore communities at about $66,000, but well ahead of Milwaukee, County, and 
statewide figures. Glendale (about $12,000) and most comparison communities have seen moderate 
income growth since 2000, but accounting for inflation at about 2% per year, these higher figures do not 
necessarily translate to significantly higher spending power. 
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Figure 17. Regional Comparison: Median Household Income, 2000 – 2017

  Median Household Income Per Capita Income
  2000 2010 2017 2000 2010 2017
City of Glendale $54,722 $60,437 $65,992 $30,328 $34,300 $38,380
Village of Bayside $88,027 $82,930 $99,125 $49,357 $47,952 $53,105

Village of Brown Deer $50,765 $60,429 $61,225 $25,628 $28,133 $30,921

Village of Fox Point $79,941 $96,350 $118,281 $48,469 $59,221 $64,126

Village of River Hills $166,116 $186,154 $156,944 $94,479 $102,527 $101,137

Village of Shorewood $48,602 $59,691 $68,306 $32,950 $38,953 $44,695

Village of Whitefish Bay $80,693 $106,845 $111,069 $39,609 $52,877 $57,687

City of Milwaukee $32,216 $35,921 $38,289 $16,181 $18,884 $21,627

Milwaukee County $37,879 $43,215 $46,784 $19,939 $23,740 $26,933

Wisconsin $43,791 $54,598 $56,759 $21,271 $26,624 $30,557
*Source: U.S. Census Bureau, 2000 Census, 2006-2010 & 2013-2017 American Community Survey 5-Year Estimates

Housing and Neighborhoods
Figure 18 shares a number of household characteristics, including housing tenure in the City. Glendale has 
seen a decrease in its homeownership rate since 2000, with 69 percent of homes in the City being own-
er-occupied, down from 79 percent. While the total number of housing units in the City has decreased by 
3 percent from 2010 to 2017, the data suggest that an increasing share (21 percent) of households in the 
City are renters. The table also shows that the City still has a relatively high homeownership rate com-
pared to the county rate of 50 percent. 

These characteristics can have an impact on Glendale’s neighborhoods, and the City may explore program 
options for increasing homeownership and ensuring quality rental properties. 

Figure 18. Regional Comparison: Household Characteristics, 2000 – 2017

 
Total Households

Owner-Occupied Hous-
ing Units

Average Household Size

  2000 2010 2017 2000 2010 2017 2000 2010 2017
City of Glendale 5,770 5,888 5,629 79% 66% 69%    2.32    2.19    2.29 
Village of Bayside 1,773 1,776 1,809 91% 79% 80%     2.55     2.47     2.46 

Village of Brown Deer 5,134 5,057 5,429 78% 64% 66%     2.37     2.37     2.22 

Village of Fox Point 2,824 2,689 2,777 91% 81% 84%     2.48     2.49     2.41 

Village of River Hills 590 590 570 95% 92% 97%     2.76     2.71     2.73 

Village of Shorewood 6,539 6,209 6,016 57% 44% 46%     2.10     2.12     2.22 

Village of Whitefish Bay 5,457 5,323 5,229 89% 82% 82%     2.60     2.65     2.70 

City of Milwaukee 232,188 230,221 230,463 45% 44% 42%     2.50     2.49     2.53 

Milwaukee County 377,729  383,591 382,027 53% 51% 50%     2.40     2.40     2.44 
Source: U.S. Census 2000-2010, 2013-2017 American Community Survey 5-Year Estimates

Glendale’s housing mix and age of housing stock are shown in Figures 19 and 20. Housing in the City is 
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predominantly single-family, but with a growing number of small (three- to nine-unit) multifamily struc-
tures. Single-family units represent 63 percent of Glendale’s housing units in 2017.

Glendale’s housing stock is also older, with only about seven percent of units built in the last seventeen 
years. Three-quarters of the housing in Glendale were built before 1980. Maintenance and updates to 
older housing will be key to maintaining appealing neighborhoods that attract new residents and support 
existing households.

Figure 19. Glendale: Housing Units by Type, 2000 – 2017
  2000 2010 2017
Single Family 3,840 4,022 3,847 

Two Family 256 166 160 

3-4 Units 252 329 385 

5-9 Units 198 86 301 

10+ Units 1,426 1,594 1,409 

Total Housing Units 5,972 6,197 6,102 
*Source: U.S. Census Bureau, 2000-2010 Census 2013-2017 American Community Survey 5-Year Estimates

Figure 20. Glendale: Age of Housing as a Percent of Total Housing Stock, 2017
Year Built Units Percentage
2010 or later       -  0%

2000-2009 407 7%

1990-1999 504 8%

1980-1989 648 11%

1970-1979 904 15%

1960-1969 1,231 20%

1950-1959 1,508 25%

1940-1949 367 6%

1939 or earlier 533 9%

Total 6,102  
*Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates

Housing in Glendale is less expensive than in other communities in the area, potentially making it at-
tractive to residents looking to take advantage of Glendale’s prime regional location with housing at an 
affordable price. As shown in Figure 21, housing costs for renters and homeowners are lower than several 
nearby communities: the median gross rent in the City is about $1,000, while median monthly costs for 
homeowners with a mortgage is about $1,725. The median home value in Glendale is $212,000, and the 
City has a higher vacancy rate (eight percent) than its peer communities but less than the County average 
of nine percent. 
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Figure 21. Regional Comparison: Household Costs, 2000 – 2017

  Median Gross Rent

Median Monthly 

Owner-Occupied Costs  

(with a mortgage)

Median Value of Owner-Occu-

pied Units Housing Units Vacant

  2000 2010 2017* 2000 2010 2017* 2000 2010 2017* 2000 2010 2017*

C. of Glendale $775 $1,012 $1,011 $1,210 $1,625 $1,724 $142,600 $215,300 $212,000 3.4% 5.0% 7.8%

V. of Bayside $882 $1,205 $1,278 $1,822 $2,482 $2,584 $229,400 $302,100 $341,200 3.4% 4.7% 3.5%

V. of Brown Deer $713 $798 $920 $1,133 $1,563 $1,392 $118,700 $175,700 $151,200 3.8% 6.4% 4.7%

V. of Fox Point $947 $1,124 $1,193 $1,701 $2,041 $2,442 $206,600 $293,600 $316,600 2.8% 6.4% 4.6%

V. of River Hills $950 $2000+ $1,583 $3,130 4,000+ 4,000+ $491,000 $693,700 $632,400 4.4% 7.7% 6.6%

V. of Shorewood $626 $763 $948 $1,498 $2,268 $2,333 $174,700 $297,300 $330,800 2.3% 5.3% 5.2%

V. of Whitefish Bay $752 $1,061 $1,238 $1,563 $2,234 $2,309 $194,900 $339,300 $365,500 1.7% 3.0% 3.3%

C. of Milwaukee $527 $736 $822 $863 $1,347 $1,303 $79,600 $140,000 $115,800 7.0% 10.0% 11.0%

Milwaukee County $555 $752 $844 $1,013 $1,468 $1,441 $103,200 $165,700 $150,300 6.0% 8.0% 9.0%

*Source: U.S. Census Bureau, 2000 Census, 2006-2010 & 2013-2017 American Community Survey 5-Year Estimates

As previously discussed, twenty-year household projections were calculated based on population projec-
tions and the Wisconsin Department of Administration’s projections for household size in Glendale. In line 
with national trends, the household size in Glendale is expected to continue to decrease through 2040. 

Figure 22. Glendale: 20-Year Household Projections

2010 2017 2020 2025 2030 2035 2040

Compounded Growth 1990-2017 (1)  5,815 5,629  6,122  6,070  6,036  5,986  5,939 

Compounded Growth 2000-2017 (1)  5,815 5,629  6,140  6,120  6,116  6,096  6,079 

Compounded Growth 2010-2017 (1)  5,815 5,629  6,180  6,226  6,290  6,337  6,388 

Linear Growth 1990-2017 (2)  5,815 5,629  6,116  6,053  6,006  5,942  5,878 

Linear Growth 2000-2017 (2)  5,815 5,629  6,139  6,115  6,107  6,082  6,059 

Linear Growth 2010-2017 (2)  5,815 5,629  6,180  6,226  6,290  6,337  6,388 

WisDOA Household Size 2.14  - 2.08 2.07 2.04 2.03  2.01 
*Source: U.S. Census Bureau, 1990-2010 Census.

**Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates.

Source: Wisconsin Department of Administration, 2013 population estimate.

1. Extrapolated based on the average annual population change over the given years.

2. Extrapolated based on the average annual percent change over the given years.
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Figure 23. Glendale: Housing Cost Burden as Percentage of Total Households, 2016

Housing Costs as Percent of Household Income Glendale
Milwaukee 

County Wisconsin
Less than 30% of Income 68.3% 60.7% 70.9%

Between 30% and 50% of Income 18.3% 18.7% 15.8%

More than 50% of Income 11.7% 18.7% 12.3%
Source: U.S. HUD 2018 CHAS data calculated using ACS 2012-16 estimates 

Natural Resources and Environmental Sustainability 
Sustainability and Green Initiatives
Glendale has joined a growing list of communities dedicated to growing and conducting their operations 
in a sustainable manner. As defined by the United Nations World Commission on Environment 
and Development, sustainability meets the needs of the present without compromising the ability of 
future generations to meet their needs. It recognizes that community livability, environmental quality, and 
economic vitality are interdependent goals.

There are many widely adopted approaches to sustainability. The City of Glendale may choose to 
adopt one of these approaches or to draw useful components from some combination of these and 
others as it continues to define what sustainability means to the community. Some of the common ap-
proaches include:

•	 Bellagio Principles. Developed in 1996, the Bellagio Principle was one of the first attempts to 
define a set of guidelines for assessing the effectiveness of sustainability measures. The ten 
principles include: (1) a guiding vision and goals; (2) a holistic perspective; (3) essential elements of 
equity, ecological conditions, and economic development; (4) an adequate scope; (5) a practical 
focus; (6) openness; (7) effective communication; (8) broad participation; (9) ongoing assessment; 
and (10) institutional capacity.

•	 Ceres Principles. The Ceres Principles are a ten-point code of corporate environmental conduct to 
be publicly endorsed by companies as an environmental mission statement or ethic. The ten 
principles are: (1) protection of the biosphere; (2) sustainable use of natural resources; (3) reduction 
and disposal of wastes; (4) energy conservation; (5) risk reduction; (6) safe products and services; 
(7) environmental restoration; (8) informing the public; (9) management commitment; and (10) 
audits and reports.

•	 Leadership in Energy and Environmental Design (LEED). Although originated specifically for the de-
velopment community, LEED standards have become adopted widely as policy or serve as a model 
for urban land development.

•	 The Natural Step. The Natural Step Framework recognizes the interconnected nature of 
community decisions and seeks to provide a systems perspective for long term sustainability. It focus-
es on the triple bottom line (economic, ecological, and social). This approach addresses five parts: (1) 
system, or understanding the relationships; (2) success, or the vision; (3) strategy, which is the steps 
and priority of actions to achieve the vision; (4) actions, which are specific activities to be carried 
out; and (5) tools, or the resources to execute strategies and measure results. The Natural Step 
promotes formation of eco-municipalities, which are communities that have adopted and follow a 
sustainability charter based on the Natural Step Framework. 10
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Glendale will consider sustainable approaches in community decision-making related to land use and 
other municipal functions. The process begins by establishing a goal or vision shared by those impact-
ed by the decision. Indicators are measures that can be used to assess current conditions and future 
progress. Targets are specific outcomes that are desired. Lastly, actions are the steps that will be taken by 
the community.

Glendale should commit itself to achieving a more sustainable community through the actions of local 
governments and through promoting the adoption of sustainable practices by residents and businesses. 
To achieve this, the City should convene a task force of local officials, citizens, and business leaders to 
determine an appropriate framework and plan for sustainability.

Forests
The City of Glendale comprises 5.6 square miles of the 241.6 square miles of Milwaukee County. Within 
the City there are stands of trees, particularly within Kletzsch Park and on private property along the Mil-
waukee River. The City plants and maintains street trees within public rights-of-way and has participated in 
the Tree City USA program for over 20 years. The City of Glendale is also a Bird City and works with these 
organizations to manage green space and educate citizens on sustainability and conservation.

Productive Agricultural Areas
Agriculture is defined as the science, art, and business of cultivating the soil, producing crops, and raising 
livestock, synonymous with farming. As a built-up community, Glendale does not have suitable open land 
areas or the necessary agriculture or farm-related infrastructure to support agricultural or farming type 
uses. There are three remaining greenhouse operations in the city, including the Maglio Companies and 
its 135,000-square-foot greenhouse, warehouse, and processing center, and the Heydens Greenhouse on 
North Sunny Point Road.

Glendale has one community garden (Crestwood Garden), located at North Sidney Place and the Oak Leaf 
Trail. The Community Garden is operated by a non-profit community group of volunteers, while the City 
provides the land allows the community use. The Community Garden group is looking to replicate the suc-
cess of Crestwood Garden and expand gardens throughout the City, including butterfly gardens, beautifi-
cation gardens, city orchards, and more. 
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Environmentally Sensitive Areas
With the exception of stream corridors, shown below, there are no environmentally sensitive areas in the 
City.

Threatened and Endangered Species
There are no known threatened or endangered species within the City.

Stream Corridors
The Milwaukee River courses north to south through the City and is the City’s most prominent natural 
feature. The Milwaukee River is subject to management by the State of Wisconsin. The Milwaukee River-
keepers and the Milwaukee River Greenway Coalition are community volunteer groups committed to pres-
ervation of the river and its natural habitats, to improve water quality, and to expand community access to 
the river. 

Surface Water
There are no major bodies of surface water within the City of Glendale. There are, however, a handful of 
ponds and small lakes in public parks and residential areas throughout the community.

Floodplains
The City of Glendale has the largest area of floodplain affecting residents in the region. Floodplains within 
the City are concentrated in areas immediately adjacent to the Milwaukee River corridor. Structures locat-
ed within designated floodplains are subject to local zoning controls and other local and state regulations. 
Floodplains are shown on Map 3 Natural Features. 

Wetlands
Wetlands within the City of Glendale are generally limited to areas immediately adjacent to stream corri-
dors and bodies of surface water cited above. Wetlands are shown on Map X. Natural Features.

Wildlife Habitat
The banks of the Milwaukee River and the expansive Milwaukee County Park lands provide an environ-
ment conducive to providing open and natural space for human recreation activities and natural habitat 
that sustains a growing population of urban wildlife. Many of Glendale’s residential areas also include old 
growth trees and forested areas. Over the years, especially since the 1970’s, human consciousness and 
awareness of the significance of the environmental health issues associated with clean water and land 
capable of supporting life have increased, especially as they relate to human health now and in the future. 
Pressures to limit, reduce, and remove toxins from the environment likely will continue in the future. 
Threatened and endangered species are regulated under the laws of the federal and state governments.

Metallic and Nonmetallic Mineral Resources
Historically, in the era before Glendale incorporated as a City, the City of Glendale was mined for sand, 
gravel, and stone used to facilitate construction and growth of the City of Milwaukee. Today the inner sub-
urbs surrounding the City of Milwaukee are highly urbanized, and it is generally not feasible to mine the 
land as a source for natural materials. Non-metallic mining is regulated under Section 7.12 of the Glendale 
Code of Ordinances.
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Cultural Resources and Community Identity
Cultural and Historic Resources 
A wide range of historic properties has been documented that help create Wisconsin’s distinct cultural 
landscape. Milwaukee County Historical Society has designated several historic landmarks in Glendale. 
These sites are:
•	 The Silver Spring House, 6655 North Green Bay Avenue, a historic tavern and former dance 

hall, constructed in 1904 and sited at its present location since 1915. It is considered a 
throwback to the rural roadhouse/tavern facility common to the historic Town of Milwaukee 
area.

•	 Three summer homes designed by prominent Milwaukee architect Eugene Liebert, located 
on the east bank of the Milwaukee River across from what is now Kletzsch Park. They are 
noted for their architectural significance.

o	 Liebert Tuma Peter Residence, 6443 N. Sunny Point Lane

o	 Liebert Dekorksi Rohde Residence, 6439 N. Sunny Point Lane

o	 Liebert Dillig Residence, 6439 N. Sunny Point Lane

The Wisconsin Historical Society and the National and State Register of Historic Places identify historic 
places throughout Milwaukee County. They include the following sites in Glendale, which are also desig-
nated Milwaukee County Landmarks:
•	 Elderwood, also known as “The House in the Woods”, 6789 N. Elm Tree Road, constructed 

in 1910. It was constructed in the modern method of poured concrete covered with stucco 
to create an old-world effect, complete with a red tile roof. The leaded glass windows and 
carved wooden decorations in the house’s interior are of the German Arts and Crafts move-
ment and Shingle Style design.

•	 Old Town of Milwaukee Hall, 5909 N. Milwaukee River Parkway, a modest frame building 
constructed in 1872 that served as a meeting and voting hall and social gathering place. It 
was moved from its former site at 528 Bender Road to the present location in 1963.

At the state level, the Wisconsin Historical Records Advisory Board (WHRAB) works in association with the 
Wisconsin Historical Society. The Board’s activity falls primarily into three areas: it provides guidance and 
assistance to archives and records management programs in Wisconsin, it promotes the value of histori-
cal records as keys to our cultural heritage and works through partnerships with statewide organizations 
whose purpose and goals support that end, and it brings federal grant funds to Wisconsin for improving 
access to and preservation of historical records.
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Land Use
Existing Land Use Patterns
An accurate depiction of the City’s existing land use pattern is the first step in planning for a desired future 
land use pattern. The City’s consultant prepared a map of the City’s existing land uses in fall of 2019. City 
staff and Plan Commission members had an opportunity to review and suggest corrections to the existing 
land use map before it was finalized.

The City of Glendale encompasses approximately six square miles. Figure 24 summarizes the existing 
acreage allocated to each of the various land use categories in the City. The existing land uses in the City 
are depicted on Map 4.

Figure 24. Existing Land Use Acreage, 2019
Existing Land Use Acres Percent
Single-Family Residential 1,246.6 32.7%
Road ROW 701.5 18.4%
Commercial 358.4 9.4%
Industrial 294.0 7.7%
Recreational 233.2 6.1%
Governmental and Institutional 230.3 6.0%
Agricultural and Other Open Lands 209.2 5.5%
Surface Water 136.5 3.6%
Multi-Family Residential 118.8 3.1%
Wetlands 96.1 2.5%
Transportation, Communication, and Utilities 67.2 1.8%
Rail ROW 58.4 1.5%
Woodlands 56.2 1.5%
Two-Family Residential 11.0 0.3%
Total 3,817.3  
Source: Vandewalle & Associates, 2019

Tax Rates
Figure 25 compares the 2014-2018 tax rates of the City of Glendale and other Milwaukee County cities 
and villages. The City’s tax rate is similar to that of other Milwaukee County communities. Glendale, how-
ever, has one of the more affordable tax rates in the North Shore area, making it particularly attractive to 
residents.  
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Figure 25. Regional Comparison: Tax Rate per $1,000 of Assessed Value, 2014-2018

  Tax Rate Per $1,000 of Assessed Value
  2014 2015 2016 2017 2018*
City of Glendale $26.38 $26.20 $25.94 $25.57 $24.34
Village of Bayside $26.42 $26.08 $25.56 $24.85 $24.75
Village of Brown Deer $29.45 $30.66 $29.81 $28.46 $27.82
Village of Fox Point $25.79 $25.65 $25.05 $24.25 $24.20
Village of River Hills $25.35 $24.80 $24.34 $24.37 $24.59
Village of Shorewood $28.04 $27.73 $27.74 $27.19 $26.76
Village of Whitefish Bay $22.68 $22.41 $21.99 $21.51 $20.85
City of Milwaukee $28.71 $28.55 $27.57 $27.34 $25.88

Source: Green Bay Press Gazette Property Tax Database

*Source: Wisconsin Department of Revenue

Land Market Trends
Total equalized value expresses the total estimate of the fair market value of all property within the City 
of Glendale. The total equalized value in Glendale is approximately $2.05 billion, a sixty-two percent 
increase from 2000. The value of all non-residential property (and therefore the City as a whole), however, 
has declined significantly since 2010, particularly commercial and manufacturing uses, possibly because 
of business relocations and closures. Commercial, residential, and manufacturing property assessments 
include both land values and the value of the improvement, or building, on the property.

Figure 26. Glendale: Equalized Value by Land Use, 2000 – 2018
2000 –

2019 

Change

2010 –

2019 

Change  2000 2005 2010 2015 2019

Total EAV $1,269,425,500 $1,816,788,400 $2,393,447,700 $2,088,866,300 $2,052,116,500 61.7% -14.3%

Commercial $440,663,300 $696,034,600 $1,197,518,400 $1,061,459,000 $932,358,900 111.6% -22.1%

Residential $667,885,300 $928,725,200 $973,873,900 $880,122,400 $1,009,546,200 51.2% 3.7%

Manufacturing $97,039,600 $117,904,600 $156,961,200 $92,482,600 $56,756,500 -41.5% -63.8%

Personal Property $63,837,300 $74,124,000 $65,094,200 $54,802,300 $53,454,900 -16.3% -17.9%

Source: Wisconsin Department of Revenue

Land Supply
Glendale is a primarily built-out community with a balanced mix of industrial, residential, commercial, and 
open space land uses. Land and development opportunity in the City is available primarily through rede-
velopment and infill in currently developed areas where parcels are underutilized or ownership changes. 

Redevelopment opportunities in the City have been identified in the Target Investment Areas map. Some 
potential redevelopment and infill areas include:

•	 The Glendale Technology Center
•	 Lydell Corporate Center
•	 Mill Road and Green Bay Avenue

•	 North Port Washington and Good Hope Road
•	 North Port Washington and Calumet Road10
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Supply Demand Interaction
The sections that follow bring together supply and demand. Maps 6a and 6b, the Future Land Use Maps, 
and policies and programs detailed in the Plan document suggest how to accommodate future land use 
demand within the supply of lands potentially available for development. These include recommenda-
tions of which types of land uses, if any, would be most appropriate for given locations within the City and 
surrounding areas.

Existing and Potential Land Use Conflicts
There are minimal existing land use conflicts in the City of Jefferson. These conflicts occur mainly in older 
parts of the City where industrial uses and heavy commercial uses are in close proximity to residential 
uses with inadequate buffering. Homeowners and businesses have occasional conflicts around the issues 
of noise, car and truck traffic, and lighting. 

This Comprehensive Plan is focused on minimizing potential future land use conflicts through thoughtful 
placement of possibly conflicting new uses, high quality design, and buffering.

Housing Programs
Affordable Housing
The City of Glendale Community Development Authority currently does not offer programs for affordable 
housing purchase or rehabilitation. The following describes county, state, and federal housing programs 
and projects available to address the needs of persons of various income levels and age groups and per-
sons with special needs.

Down payment Plus (DPP) and Down payment Plus Advantage are down payment and closing cost assis-
tance programs available to low- and moderate-income homebuyers. Both programs are funded by the 
Federal Home Loan Bank of Chicago’s (FHLBC) Affordable Housing Program (AHP). The programs are ad-
ministered by the Wisconsin Partnership for Housing Development (WPHD) and the FHLBC for members 
headquartered in Wisconsin. 

Funding through the programs is available to FHLBC-member financial institutions. A grant is paid on 
behalf of the borrower at the time of closing. To qualify for DPP, borrowers must earn at or below eighty 
percent of the area median income. Borrowers must also sign a five-year retention agreement, participate 
in homebuyer counseling, and use the home as their primary residence. 

The Wisconsin Housing and Economic Development Authority (WHEDA) also manages several housing 
programs including home mortgage and improvement loans and home repair grants for the elderly from 
the U.S. Department of Agriculture. The HOME Investment Partnerships Program funds down payment 
assistance for homebuyers, rental rehabilitation, weatherization-related repairs, accessibility improve-
ments, and rental housing development. The Housing Cost Reduction Initiative (HCRI) funds activities such 
as emergency rental aid, homeless prevention efforts, and related housing initiatives. Further information 
on these programs can be obtained by contacting WHEDA.
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The HCRI Homebuyer program provides funding to low- and moderate-income households seeking to own 
or rent decent, safe, affordable housing. Households receiving assistance must have gross incomes at or 
below eighty percent of the County Median Income (CMI) adjusted for family size. Homebuyer properties 
must be single-family and the primary residence of the owner. A total of $2.8 million is awarded through a 
biennial competition. Funds may be used for down payment, closing cost, or gap financing assistance. 

HUD provides funding for a number of housing programs, including Section 8 Low-Income Rental Assis-
tance Program and the Home Investment Partnership Act (HOME). 

Community Development Block Grant (CDBG) funds may be used to develop decent, accessible, and af-
fordable housing in communities. The 2019 Milwaukee County CDBG and HOME grant allocations totaled 
$2,774,317. The CDBG program allocates funding for public services, public facilities, housing, economic 
development, accessibility, planning, and other smaller categories of funding. Loans for housing pro-
duction or housing rehabilitation generate program income used for additional rehab loans or housing 
developments.

Milwaukee County Housing Division helps provide financial assistance to low-income owner-occupants 
of single-family homes to make necessary repairs to their dwellings. The program provides below-mar-
ket-rate loans to eligible property owners in participating municipalities in Milwaukee County. Common 
items repaired through Milwaukee County Home Repair include hot water heaters, furnaces, sewer later-
als, roofs, siding, trim, windows, porches, foundations, plumbing, and electrical. Loans can also be used 
for emergency repairs relating to health and safety and municipal citations.

Fair Housing
Title VIII of the Civil Rights Act of 1968 (Fair Housing Act), as amended, prohibits discrimination in the sale, 
rental, and financing of dwellings, and in other housing-related transactions, based on race, color, nation-
al origin, religion, sex, familial status (including children under the age of 18 living with parents of legal 
custodians, pregnant women, and people securing custody of children under the age of 18), and handicap 
(disability). The City of Glendale complies with all Fair Housing Act requirements.

Tax Increment Financing (TIF) 
As further described in the Economic Development Element, the Village has the ability to use tax incre-
ment financing for redeveloping blighted areas. With tax increment financing, the additional property tax 
increment generated by new development or redevelopment is set aside for reinvestment within the dis-
trict’s boundaries. State statutes allow communities with a TIF district that has retired its debt and paid all 
project costs to extend the life of the TIF for that district for one additional year to establish an affordable 
housing fund. Increment captured in that year can be repurposed to benefit affordable housing and im-
prove housing stock across the City. Future TIF policy should require the “pay as you go” model to increase 
accountability and reduce risk for the City. 
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Economic Development
Workforce and Educational Attainment
Educational attainment among residents in the City has increased steadily over the past seventeen 
years. Ninety-six percent of residents has a high school degree or higher, while fifty-one percent of res-
idents has a bachelor’s degree or higher. The rate of college educated residents has increased by about 
nine percent since 2000. 

Figure 27. Regional Comparison: Educational Attainment, 2000 – 2017

 
High School Graduate  

or higher
Bachelor’s Degree or higher

  2000 2010 2017 2000 2010 2017
City of Glendale 89.2% 94.1% 95.7% 42.9% 46.3% 51.5%
Village of Bayside 94.7% 98.7% 96.9% 61.0% 63.7% 70.2%

Village of Brown Deer 87.8% 93.2% 94.9% 31.2% 38.9% 36.2%

Village of Fox Point 96.6% 98.9% 98.4% 67.3% 78.3% 75.8%

Village of River Hills 97.8% 98.7% 99.1% 76.3% 77.1% 74.7%

Village of Shorewood 94.5% 96.5% 98.1% 62.9% 65.3% 68.8%

Village of Whitefish Bay 97.9% 98.1% 98.0% 70.9% 77.7% 73.8%

City of Milwaukee 75.0% 80.0% 83.0% 18.0% 21.0% 24.0%

Milwaukee County 80.0% 85.0% 87.0% 24.0% 27.0% 30.0%
*Source: U.S. Census Bureau, 2000 Census, 2006-2010 & 2013-2017 American Community Survey 5-Year Estimates

The workforce in Glendale is diverse and spread evenly across industries. The management, business, 
science and arts, production, transportation, and materials-moving industries represent nearly fif-
ty-three percent of the labor force. These employees live in Glendale but may work at businesses and 
firms outside the City. 

Figure 28. Glendale: Employment by Industry, 2000 – 2017

  Percent of Labor Force
  2000 2010 2017
Management, business, science, and arts occupations 50.8% 45.1% 52.6%

Service occupations 9.8% 9.4% 14.5%

Sales and office occupations 26.4% 31.8% 21.3%

Natural resources, construction, and maintenance occupations 3.7% 3.2% 3.9%

Production, transportation, and material moving occupations 9.3% 10.6% 7.8%
*Source: U.S. Census 2000, 2006-2010 & 2013-2017 American Community Survey 5-Year Estimates

Glendale’s strong connections to major transportation infrastructure enable residents of the City to 
work in businesses across the region. Therefore, it is important for Glendale to consider the County’s 
largest employers, as many of their residents are likely employed at these organizations.
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Figure 29. Milwaukee County: Largest Private Sector Employers

Company Name Employees Industry
Advocate Aurora Health 27,600 Health Care

Froedtert Health 11,800 Health Care

Ascension Wisconsin 8,700 Health Care

GE Healthcare 6,000 Health Care

Northwestern Mutual 5,600 Insurance

Medical College of Wisconsin 5,400 Medical School

Children’s Hospital and Health System 5,170 Health Care

Rockwell Automation 4,000 Technology

U.S. Bank 3,700 Financial Services

AT&T Wisconsin 3,500 Communications

BMO Harris 3,400 Financial Services

WEC Energy Group 3,300 Utility

Harley-Davidson Inc. 2,700 Manufacturing

Johnson Controls 2,600 Technology

Potawatomi Bingo Casino 2,600 Casino

Briggs and Stratton Corp. 1,555 Manufacturing

MillerCoors 1,400 Manufacturing

Source: Discover Milwaukee, 2019

Looking to the future, some industries are expected to grow in Glendale – hiring more employees and 
altering future demand for skills and training among the workforce. The Wisconsin Department of Work-
force Development projects that by 2026 higher skilled occupations in personal care and service and 
computer and mathematical will increase by fifteen percent and eleven percent, respectively. Critical to 
Glendale given the distribution in the current workforce (as shown in Figure 30), production occupations 
are projected to decrease by eight percent. 



11
1	

G
le

nd
al

e C
om

pr
eh

en
siv

e P
la

n 
20

40
 - 

D
RA

FT

Figure 30. Milwaukee County: Projected Employment by Industry

Occupation
2016  

Employment
2026 Projected 

Employment
Numeric 
Change

Percent 
Change

Management Occupations 31,565 34,559 2,994 9%

Business and Financial Operations Occupations 33,295 35,841 2,546 7%

Computer and Mathematical Occupations 14,522 16,375 1,853 11%

Architecture and Engineering Occupations 8,339 8,666 327 4%

Life, Physical, and Social Science Occupations 2,603 2,788 185 7%

Community and Social Service Occupations 11,412 12,030 618 5%

Legal Occupations 5,333 5,592 259 5%

Education, Training, and Library Occupations 32,852 34,399 1,547 4%

Arts, Design, Entertainment, Sports, and Media Occupations 10,379 11,404 1,025 9%

Healthcare Practitioners and Technical Occupations 37,343 38,771 1,428 4%

Healthcare Support Occupations 13,580 14,137 557 4%

Protective Service Occupations 12,069 11,974 -95 -1%

Food Preparation and Serving Related Occupations 42,486 44,463 1,977 4%

Building and Grounds Cleaning and Maintenance Occupations 15,208 15,032 -176 -1%

Personal Care and Service Occupations 38,163 44,994 6,831 15%

Sales and Related Occupations 42,151 42,041 -110 0%

Office and Administrative Support Occupations 72,361 70,335 -2,026 -3%

Farming, Fishing, and Forestry Occupations 1,861 1,779 -82 -5%

Construction and Extraction Occupations 11,221 12,017 796 7%

Installation, Maintenance, and Repair Occupations 15,200 15,493 293 2%

Production Occupations 40,192 37,146 -3,046 -8%

Transportation and Material Moving Occupations 30,108 31,124 1,016 3%
Source: Wisconsin Department of Workforce Development

Glendale is centrally located in the region and has access to numerous employment opportunities. Its 
affordability, destinations, and amenities make it an appealing place for people to live while easily access-
ing work in other communities. Figure 31 describes the commuting data of residents in the City. Residents 
have a short commute with an average travel time to work of twenty-one minutes, further illustrating 
Glendale’s convenient location. The vast majority, eighty-three percent, of residents drive alone. This 
has important impacts on regional air quality, traffic congestion, and road conditions. Just two percent 
of Glendale residents uses public transportation, in this case Milwaukee County Transit System, to get to 
work. This may suggest a need to improve access to transit opportunities and better promote ridership. 
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Figure 31. Glendale: Commuting Time and Mode, 2000 – 2017

2000 2010 2017
Mean travel time to work (min.) 20.6 20.2 20.9

Mode of Transportation to Work      
Drive Alone 84.7% 82.0% 83.6%

Carpool 8.2% 9.5% 6.2%

Public Transportation 1.2% 1.2% 2.0%

Walk 1.7% 1.3% 2.1%
*Source: U.S. Census Bureau, 2000 Census, 2006-2010 & 2013-2017 American Community Survey 5-Year Estimates

Economic Development Strengths and Weaknesses
The following is a brief list of strengths and weaknesses identified for Glendale. These may help to frame 
economic development policies and programs for the City to adopt.

Strengths
•	 An important strength for attracting business to the City of Glendale is its location. The City is well-lo-

cated along the Madison-Milwaukee-Chicago corridor.
•	 Glendale has a well-developed transportation infrastructure. The City is located along State Trunk High-

way 57, which runs north-south and connects with US Highway 43 south of the City limits at Capitol 
Drive.

•	 The area offers a quality of life that is very conducive to raising a family. Good housing is affordable, 
particularly compared to some surrounding communities. Glendale offers high-quality schools, a safe 
community, and many family-oriented amenities.

•	 The City maintains an active Community Development Authority (CDA). The CDA and City Board have 
been actively supporting local business development through their redevelopment planning efforts.

•	 The City’s balanced mix of land uses including healthy industrial areas keeps tax rates lower than com-
munities dominated by residential areas.

•	 Glendale is home to a major regional retail destination, Bayshore, which is undergoing critical updates 
and redevelopment to better address the current market. 

Weaknesses
•	 An educated work force is critical, particularly in Glendale’s strongest industry sectors and those with 

the highest projected growth. Educational attainment in the City is below that of peer communities on 
the North Shore.

•	 An aging work force, particularly in skilled manufacturing, could lead to decline.
•	 Although located along the I-43 corridor, as a built-out community the City has little available land for 

immediate development, and redevelopment of some sites may be economically challenging. This 
may be viewed as a competitive disadvantage for industry sectors that prefer shovel-ready, highly 
visible locations or locations with immediate access to the interstate system.

•	 Bayshore’s public image and reputation have declined among residents who view storefront vacancies 
and the loss of anchor tenants as a sign of economic failure. 

•	 The City lacks an historic downtown or City center than can bring residents together in a walkable 
district and support local small businesses. 11
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Economic Development Policies and Programs
Local Programs
Community Development Authority

The City of Glendale maintains a Community Development Authority (CDA) to aid in economic develop-
ment. The CDA oversees redevelopment projects in the City. The purpose of the CDA is to carry out blight 
elimination, slum clearance, and urban renewal programs and projects. 

Tax Incremental Financing

One of the most important tools available to Glendale is Tax Incremental Financing (TIF). Statutes stipulate 
that municipalities may establish TIF districts to assist development that otherwise would not happen. The 
Wisconsin Department of Revenue describes TIF as a financing tool that allows municipalities to invest in 
infrastructure and other improvements and pay for these investments by capturing property tax revenue 
from the newly developed property. As property values rise as a result by the public improvements, taxes 
go to the municipality to pay off the cost of the improvements. Once the improvements are paid off, the 
district is closed, and taxes are then again shared between the municipality and overlying districts. As a 
built-out, redeveloping City, TIF can be a critical economic development tool.

The City of Glendale has two active TIF Districts (TID), TID 7 and TID 8. In 2019, TID 6 was closed, and TIDs 
7 and 8 were extended to 2030. 

Welcome to Glendale

Welcome to Glendale is the City’s Convention, Visitors, and Business Association; it serves as the primary 
resource for information on Glendale’s tourist, recreation, and employment destinations. It hosts or assists 
with numerous events in the City, including the Root Beer Bash and the Wisconsin Beer Lover’s Festival.

Glendale Area Business Association

The Glendale Area Business Association (GABA) was launched in 2020 and provides a gathering place for 
Glendale businesses to network, share experiences and information, receive professional development, 
share resources and cross-marketing opportunities, and organize around advocacy issues important to 
their industries. GABA is a member-based organization and they will maintain a comprehensive business 
inventory for the community, providing members with important exposure and connection to customers 
and other business owners. 
11
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County, Regional and State Programs
There are various agencies and programs that potentially could help Glendale achieve economic develop-
ment goals and objectives.

Milwaukee County Economic Development

Milwaukee County Economic Development is part of the Economic and Community Division of the Depart-
ment of Administrative Services for Milwaukee County. The Economic Development Division serves Mil-
waukee County agencies, citizens, and businesses in an effort to stabilize the tax base and foster a positive 
and thriving business climate throughout Milwaukee County. Additional information regarding Milwaukee 
County Economic Development can be found at www.count.milwaukee.gov. 

Milwaukee 7

The Milwaukee 7, launched in September 2005, was formed to create a regional, cooperative economic 
development platform for the seven counties of southeastern Wisconsin: Kenosha, Milwaukee, Ozaukee, 
Racine, Walworth, Waukesha, and Washington. Its mission is to attract, retain and grow diverse businesses 
and talent. Additional information about the Milwaukee 7 campaign can be found at www.choosemilwau-
kee.com.

Regional Economic Partnership

A precursor to the Milwaukee 7, the Regional Economic Partnership is an organization created to serve 
and promote the businesses of Southeast Wisconsin. Like the Milwaukee 7, it serves as an information 
clearinghouse for the region’s seven counties (Kenosha, Milwaukee, Ozaukee, Racine, Walworth, Wash-
ington, and Waukesha) and helps from locating new business sites to continuing business development 
and expansion. Additional information regarding the Regional Economic Partnership can be found at www.
wisp.org.

Metropolitan Milwaukee Association of Commerce – Regional Campaign for Economic 
Development

The Regional Campaign for Economic Development is an effort by the Metropolitan Milwaukee Associa-
tion of Commerce to serve the region’s seven counties (Kenosha, Milwaukee, Ozaukee, Racine, Walworth, 
Washington, and Waukesha) with strategies for creating a vibrant business climate and growing the 
region’s economic base. The Regional Campaign for Economic Development assists the counties of the 
southeast region to attract and retain companies and a talented workforce. Additional information regard-
ing the Regional Campaign for Economic Development can be found at www.mmac.org.
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Forward Wisconsin

Forward Wisconsin is a joint public/private recruitment organization focused on marketing the state of 
Wisconsin and recruiting new businesses to foster economic activity throughout the state. The organi-
zation markets Wisconsin’s positive business climate in an effort to entice new industry and a talented 
workforce and to increase the economic base of the state. Forward Wisconsin offers confidential business 
consulting services on a no-cost basis to ensure continued positive health and growth of the state’s econo-
my. Additional information regarding Forward Wisconsin can be found at www.forwardwi.com.

Wisconsin Department of Commerce

The Wisconsin Department of Commerce is a state department that provides development assistance 
to serve the citizens and businesses of Wisconsin. The Department offers marketing, finance, and small 
business assistance to the communities of Wisconsin and their respective citizens and businesses and to 
a number of state and federal agencies. Additional information regarding the Wisconsin Department of 
Commerce can be found at www.commerce.state.wi.us.

Wisconsin Economic Development Association

The Wisconsin Economic Development Association (WEDA) is a statewide non-profit organization focused 
on Wisconsin’s economic growth. WEDA works with public and private sectors to promote economic de-
velopment initiatives and has developed a strong membership base by serving as a legislative liaison and 
offering professional development services to its members. Additional information regarding WEDA can 
be found at www.weda.org.

Wisconsin Women’s Business Initiative

The Wisconsin Women’s Business Initiative Corporation (WWBIC) is an economic development corpora-
tion that offers financial, technical, and educational assistance to entrepreneurs. WWBIC mostly focuses 
on minorities and individuals with limited economic means for their entrepreneurial support. The WWBIC 
mentors these business owners and offers continuous consulting and educational development services 
to promote their success. Additional information regarding the WWBIC can be found at www.wwbic.com. 
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Transportation
Wisconsin Department of Transportation traffic counts from 2007 to 2019, Figure 32, show fluctuations in 
average daily traffic on most of the City’s major surface streets. Interstate 43 traffic through Glendale (and 
entrance/exit ramps in the community) has increased significantly since 2010.

Figure 32. Glendale: Traffic Counts on Major Streets, 2007 – 2019

Location 2007 2010 2013 2016 2019
 Bender Rd west of Jean Nicolet Rd 7,400 9,000 8,200 9,700 9,000
W Good Hope Rd between Range Line & STH 57 22,200 - 23,000 26,100 -
 Silver Spring between River Forest & I-43 29,700 42,200 30,000 31,900 -
 STH 57 between Fairfield Ct & Bender Rd 19,500 27,100 17,100 18,500 -
Port Washington Rd between Henry & Clay 20,100 - 14,900 16,000 15,600
 I-43 between Capitol & Hampton Ave - 114,000 119,000 124,000 132,000

Source: Wisconsin Department of Transportation

Local Streets
Local street conditions are evaluated on pavement conditions, drainage, level of service at peak and non-
peak hours, lighting, and signage. Street pavement conditions are assessed using the PASER (Pavement 
Surface Evaluation and Rating) system, developed by the University of Wisconsin and the Wisconsin De-
partment of Transportation. This system provides a means for creating an inventory, assessing pavement 
conditions, and prioritizing road maintenance projects. Pavement conditions are combined with other 
local road data in the Wisconsin Information System for Local Roads (WISLR) online database. 

Based on objective standards, roads are rated from one to ten, with ten being the best. The ratings are 
related to the need for maintenance as follows: 

•	 Rating 9-10: No maintenance required 
•	 Rating 8: Little or no maintenance 
•	 Rating 7: Routine maintenance, crack sealing and minor patching 
•	 Rating 5-6: Preservative treatments (seal coating) 
•	 Rating 3-4: Structural improvement and leveling (overlay or recycling) 
•	 Rating 1-2: Reconstruction 

Glendale’s local road inventory reveals a number of streets with poor condition ratings (rating of four or 
less). Those streets or portions thereof are as follows:

Street Name Surface Type Length (mi.) Rating

W. Acacia Road 65 317 4
Coventry Court 65 634 4
N. Edgewater Lane 70 581 3

N. Sunny Point Lane 70 240 3

Source: Wisconsin Department of Transportation, WISLR, 2020
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Transportation Policies and Programs
Glendale’s prime location along major state and regional highways and the connections these roadways pro-
vide make transportation infrastructure a high priority for the City. The following section evaluates conditions 
and identifies the programs and policies of the City of Glendale with regard to transportation infrastructure 
and services.

Transit
The Milwaukee County Transit System (MCTS) provides local public transit to the City. A grid of east-west 
and north-south transit routes provides effective and efficient transit options to City residents. However, a 
gap in service in the north central portion of the 
community leaves some residents without access to 
transit alternative. No additional policy or program 
is proposed for the City.

As of the writing of this plan, MCTS is completing 
the concept for a system overhaul called MCTS 
NEXT. MCTS NEXT is a redesign of the transit net-
work to emphasize high-frequency routes, focusing 
service on busy corridors and reducing travel times 
for bus riders. The redesign will go into effect in 
2020 and 2021. Under the MCTS NEXT plan, Glen-
dale will be served by the following routes:

•	 80: 6th Street – Green Bay Road (HF) 
•	 12: Teutonia – Mill (HF)
•	 Red Line: Capitol Drive (HF)
•	 Purple Line: 27th Street (HF)
•	 Green Line: Bayshore – Airport (HF)
•	 63: Silver Spring
•	 58: Villard
•	 11: Hampton
•	 14: Humboldt – Forest Home
•	 68: Port Washington (DT)

As transportation trends shift and younger and older populations increase demand for transit options, the 
City may evaluate service options to ensure that services provided by these regional entities efficiently and 
adequately address the needs of residents. Preliminary discussions may focus on service priorities, data col-
lection needs, and potential funding opportunities through state or federal resources.

Transportation Systems for Persons with Disabilities
All Milwaukee County Transit System buses are equipped to accommodate persons with disabilities. In addi-
tion, MCTS offers the on-call Transit Plus service to individuals with a disabling condition or illness that pre-
vents them from using conventional MCTS buses. No additional policy or program is proposed for the City.

Source. https://www.ridemcts.com/programs/mcts-next/
mcts-next-recommended-system-map
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Bicycles
The City of Glendale benefits from excellent bike and pedestrian trail connections to some of the region’s 
best trail networks and has the potential to grow these connections with key infrastructure investments 
(see Map 7: Transportation and Community Facilities). 

The 117-mile Oak Leaf Trail stretches throughout Milwaukee County and connects Glendale to the lake-
front and downtown Milwaukee, among other destinations. A new trailhead for the Oak Leaf Trail has 
opened at Maslowski Park in August 2019. The Route of the Badger is a cooperative effort between the 
national Rails to Trails Conservancy, Wisconsin Bike Fed, and Southeast Wisconsin municipal, non-profit, 
and civic partners to construct a 700-mile network of trails. The Route of the Badger looks to build on the 
340 miles of existing trails in the region and on-street connections. This will build a network of bike and 
pedestrian infrastructure that increases opportunities for increased physical activity and healthy econom-
ic development. The City of Glendale presents numerous opportunities particularly on its south side to 
increase connections to the regional trail network and contribute to the Route of the Badger vision. 

While the City currently does not have a dedicated bicycle and pedestrian plan, it has made recent invest-
ments in its on-street bicycle infrastructure. Barrier-protected bikeBike lanes were added to Bender Road 
in 2017. Striped bike lanes are also present on Mill Road west of Green Bay Avenue and Teutonia Avenue. 

The Southeast Wisconsin Regional Planning Commission 2035 Regional Transportation Plan recommends 
that, when reconstruction is considered, surface arterials should be evaluated to determine the appropri-
ateness of accommodating bicycle lanes and other related facilities. These decisions need to be made in 
concert with surrounding communities and consider the regional system of on- and off-street bicycle facil-
ities. Additionally, Vision 2050 recommends implementing enhanced transportation facilities on regional 
connectors, expanding the off-street bicycle path system to create a regional network, and expanding 
bikeshare implementation.

Pedestrians
The City of Glendale is served by sidewalks on most arterial streets. Although some residential neighbor-
hoods, particularly the older, more dense neighborhoods, also have sidewalks, many residential areas 
have curb and gutter and no designated pedestrian facilities. The Wisconsin Pedestrian Policy Plan 2020 
should be consulted during any reconstruction process to assure universal design and safe passage for 
the pedestrian public. Additionally, SEWRPC Vision 2050 includes a number of recommendations for im-
proving pedestrian safety and connectivity throughout Southeastern Wisconsin. Specifically, Vision 2050 
recommends that municipalities in the region adopt local bicycle and pedestrian plans. 

Railroads
The City is served by an active Chicago & North Western/Union Pacific line that runs east-west and Cana-
dian Pacific/Wisconsin & Southern line that extends north and south. The Wisconsin Department of Trans-
portation’s planned I-43 North-South Silver Spring to Wis 60 project includes replacing the Union Pacific 
Bridge over I-43. This project was included in the State’s budget in July 2019 with construction expected 
in 2021. The City’s industrial businesses historically have been served by these rail lines. As industrial land 
is converted to other uses, however, they have become less prominent as a transportation resource. The 
City has no policies or programs for encouraging rail transportation through the community. 
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Air Transportation
Glendale has no active air transportation infrastructure. Commercial, corporate, and cargo flights depart 
from nearby General Mitchell International in Milwaukee. Based on destination and flight schedules, 
O’Hare International Airport in Chicago is an option for local travelers. Glendale also may be served by 
corporate and cargo aviation from Milwaukee-Timmerman in Milwaukee, Crites Field in Waukesha, and 
Capitol Airport in Brookfield.

Trucking
Because there are concentrations of industrial activity in the City, there is a considerable amount of truck 
traffic on local roads, and I-43 serves as a critical freight corridor in the region. This can cause conflicts 
with less intensive commercial and residential uses. Several significant trucking facilities in the City can 
be found along the Port Washington Road corridor, and several others are located along Teutonia Avenue 
in Milwaukee near Glendale’s western border. A large amount of the truck traffic utilizes surface streets 
adjacent to I-43.

Water Transport
The City has no water or port infrastructure and is served by the nearby ports of Milwaukee, Kenosha, and 
Chicago. No local water transportation policies or programs are proposed.

Relation to State and Regional Transportation Plans
Connections 2030: Wisconsin’s Long-Range Transportation Plan
Connections 2030 is the state’s long-range transportation plan adopted in 2009. The plan addresses 
all forms of transportation over the twenty-year planning horizon and helps identify the state’s priority 
corridors, along with a system-wide infrastructure inventory, developing trends, general themes, goals, 
and vision statements. It is the long-term guiding document for WisDOT, which prioritizes investments and 
assists districts in identifying future segments for more detailed corridor plans. 

Wisconsin Bicycle Transportation Plan 2020 
Wisconsin Bicycle Transportation Plan 2020 presents a blueprint for improving conditions for bicycling, 
clarifies the WisDOT’s role in bicycle transportation, and establishes policies for further integrating bicy-
cling into the current transportation system. While there are no Glendale-specific recommendations, the 
plan map shows existing state trails and future “priority corridors and key linkages” for bicycling along the 
State Highway system in Wisconsin.

Midwest Regional Rail Initiative
The Midwest Regional Rail Initiative represents an ongoing effort by nine Midwest states, including Illinois, 
Indiana, Iowa, Michigan, Minnesota, Missouri, Nebraska, Ohio, and Wisconsin, to develop an expanded 
and improved passenger rail system throughout the Midwest. The proposed regional system mainly would 
use existing rail lines to connect these nine Midwest states. As of right now, there are no active rail initia-
tives in the surrounding area.
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Wisconsin Rail Plan 2030
The Wisconsin Rail Plan is the statewide long-range plan for freight rail, inter-city passenger rail, and com-
muter rail. In addition, it identifies priorities and strategies that will serve a basis for Wisconsin rail invest-
ments over the next twenty years. The plan was officially adopted in 2014.

Wisconsin State Airport System Plan 2030
The Wisconsin State Airport System Plan is the statewide long-range plan for airport transportation. It was 
adopted in 2015 and helps establish an inventory of airports, while also guiding investment decisions. It 
outlines a vision for aviation, an analysis of the state’s system, and an environmental justice analysis.

Wisconsin Pedestrian Policy Plan 2020
WisDOT completed the Wisconsin Pedestrian Policy Plan 2020 in 2001 with assistance from a citizen’s 
advisory committee. It outlines state and local measures to promote non-motorized transportation op-
tions and to promote safety. It also provides a series of implementation recommendations to assist local 
governments with the goal of promoting pedestrian activity.

A key element of the Pedestrian Policy Plan is the concept of “universal design.” The basis for this concept 
is that good pedestrian design serves all users and not just a “typical” user. A universal design not only 
accommodates the elderly, children, and people who are disabled, but also reduces user fatigue and mini-
mizes the potential for pedestrian judgment error. A number of WisDOT’s Pedestrian Policy Plan objectives 
directly impact the City of Glendale, including:

•	 Working in partnership with local governments to increase pedestrian accommodations on State 
Trunk Highways.

•	 Working in partnership with local governments to design new and retrofit old facilities to accommo-
date and encourage pedestrian use.

•	 Working in partnership with local governments to improve the enforcement of laws to prevent dan-
gerous and illegal behavior by motorists, pedestrians, and bicyclists.

•	 Working in partnership with local governments to encourage more pedestrian trips by promoting the 
acceptance and usefulness of walking and by promoting pedestrian safety.

Utilities Assessment
Public utility systems are among the most important and permanent elements influencing growth and 
development in a community. Sanitary sewerage and water supply utilities are particularly important to 
land use planning because the location and density of urban development influences the need for such 
facilities, and conversely, the existence of such facilities influences the location and density of new urban 
development. Moreover, because they are closely linked to surface water and groundwater resources, 
sanitary sewer and water supply systems affect the overall quality of the environment.

Water Supply and Distribution
Glendale’s water supply is drawn from Lake Michigan and managed for consumer use by the Glendale 
Water Utility, which in turn purchases water from the North Shore Water Commission owned jointly by 
Glendale, Whitefish Bay, and Fox Point. The primary responsibility of the Glendale Water Utility is to pro-
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vide good, clean, drinkable water to consumers. The Utility is regulated by the State of Wisconsin’s Public 
Service Commission. The Utility also provides water for firefighting and maintains the transmission and 
distribution system by repairing leaks and main breaks.

Wastewater Collection and Treatment
Glendale’s sanitary sewer collection system was constructed primarily after the City’s incorporation in 
1950. The all-gravity sewer collection system serves all properties within the City and conveys local waste-
water flows to the regional Milwaukee Metropolitan Sewerage District (MMSD) interceptor sewers and 
treatment works. Adequate sewer system capacities exist to facilitate current and future land uses in the 
City because of the past wet industry land uses that the collection system originally was constructed to 
serve. 

Storm Water Management
Drainage basins, groundwater, and stream courses seldom respect municipal boundaries. Glendale and its 
neighbors share common concerns related to stormwater management and water quality. These issues 
will be addressed effectively on a regional level through coordinated planning and action. Glendale should 
continue to participate in regional planning for stormwater management and water quality.

Solid Waste Disposal
The City contracts with Advanced Disposal to offer special garbage pickup services for residents, including 
appliance removal and excessive/large debris removal. Service charges may apply. Yard waste removal 
services also are offered on scheduled days of the month between April and November.

Telecommunications Facilities

Glendale is served by traditional (wire) telephone and data service including high speed broadband by 
several providers, including AT&T and Spectrum. While offered in some community facilities and parks, as 
of 2019, there are no plans for community-wide broadband wireless Wi-Fi provision. The City currently 
contains two cell towers. All major service providers have complete coverage in the City. 

Power Plants and Transmission Lines

Glendale is served primarily by We Energies. System inventories are not made available because of Home-
land Security concerns. WE Energies has two locations in Glendale, including a substation at Mill Road and 
a facility on Green Bay Avenue.

Community Facilities Assessment
Schools
The City of Glendale is served primarily by the Glendale-River Hills School District for grades 4K-8 and 
Maple Dale-Indian Hills School District. Glendale River-Hills School District includes one elementary school 
(Parkway) and one middle school (Glen Hills). The Nicolet Unified School District serves the City for grades 
9-12 through Nicolet High School.

The community is served also by numerous private and religious schools, including New World Montes-
sori, St. John Lutheran School, University School of Milwaukee, Bader Hillel High School, and Torah Acade-
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my of Milwaukee.

During the 2018-2019 school year, the combined public-school enrollment was 2,623 students. Elementa-
ry and high school enrollments have not changed significantly since 2010, while middle school enrollment 
has increased by about ten percent. Enrollment at the private elementary schools where data was avail-
able (New World Montessori and St. John Lutheran School) has declined substantially over the last ten 
years, while the K-12 University School of Milwaukee has increased its enrollment overall but experienced 
some decline in the last year. 

Figure 33. School District Enrollment 2010-2019

School Name
2010-
2011

2011-
2012

2012-
2013

2013-
2014

2014-
2015

2015-
2016

2016-
2017

2017-
2018

2018-
2019

Change 
2010-2019

Parkway Elementary School 505 473 489 485 482 511 513 507 503 -0.4%

Glen Hills Middle School 508 526 535 545 546 557 545 548 562 9.6%

Maple Dale Elementary 324 322 329 330 318 321 315 308 293 -4.87%

Indian Hills Elementary 192 186 162 149 140 153 171 176 178 1.14%

Nicolet High School 1,107  1,122 1,100 1,092 1,114 1,115 1,076 1,098 1,087 -1.8%

Private School Enrollment Glendale-River Hills and Maple Dale-Indian Hills School Districts

New World Montessori School 84 67 60 42 47 61 69 67 66 -21%

St. John Lutheran School 116 120 111 109 117 114 93 75 72 -38%

University School of Milwaukee 1,058 1,058 1,082 1,120 1,133 1,107 1,126 1,129 1,113 5%
Source: Wisconsin Department of Public Instruction

Glendale also is home to a number of higher education opportunities, including Cardinal Stritch University, 
Bryant Stratton College, and the Columbia College of Nursing. 

Child Care Facilities
The North Shore Health Department maintains a database of childcare facilities serving the Glendale 
area. The current list is dated May 2008 and includes approximately thirty child care facilities with contact 
information. Facilities include St. Francis Children’s Center, Glendale Heights Child Care, and the Nurturing 
Nook. 

Libraries
North Shore Public Library, which is part of the Milwaukee County Federated Library System, serves the 
City of Glendale and the Villages of Bayside, Fox Point and River Hills. As a member of the Milwaukee 
County Federated Library System, North Shore Public Library is one of twenty-eight public libraries in the 
City of Milwaukee and suburban Milwaukee County communities that share resources.

Cemeteries
The City of Glendale is served by several cemeteries, the nearest of which are Glen Oak Cemetery on 
Green Bay Avenue and Union Cemetery on Port Washington Road. Other nearby cemeteries include Sec-
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ond Home Cemetery, Green Tree Meadows Cemetery, and Graceland Cemetery.

Health Care Facilities
The City of Glendale is home to numerous healthcare facilities, making it a destination for healthcare 
services in the North Shore. Ascension Columbia St. Mary’s administrative offices, Ascension Urgent Care, 
and numerous medical offices are clustered in the Glendale Technology Center. Columbia College of Nurs-
ing is located in Glendale and partners with Ascension for clinical placements and hiring priorities. The 
Orthopaedic Hospital of Wisconsin and a number of orthopedic specialists also are located along the Port 
Washington corridor. Aurora Health System’s cancer center and urgent care are located on Good Hope 
Road along the border of Glendale and Brown Deer. 

Glendale’s cluster of healthcare facilities and services makes it an attractive location for employees in the 
medical sector. Educational, health, and social services are the largest occupational group for residents 
older than the age of sixteen with forty-eight percent of the labor force working in these fields. The con-
centration of healthcare facilities and offices also supports the creation of additional healthcare enterpris-
es and supportive services, such as senior care communities, physical therapy, and wellness professionals. 
Glendale’s strength in the healthcare industry is appealing also to potential residents who may benefit 
from the proximity to health services. 

Police
The Glendale Police Department is committed to providing cost-effective, state-of-the-art police services 
within the City and cooperatively in the metropolitan area. The police department also continues to de-
velop innovative technological systems and mutual aid agreements and the analysis of department needs 
for training, staffing and equipment. The Glendale Police Department is composed of forty-three sworn 
personnel. Services provided include canine patrol, bike patrol unit, and both a DARE officer and a middle 
school liaison officer. The police department is located at the Glendale Civic Campus, 5909 North Milwau-
kee River Parkway.

Emergency Dispatch
The City is a part of the seven-member Bayside Communication Center. Bayside Communication Center 
provides emergency police and fire dispatch services for Bayside, Brown Deer, Fox Point, Glendale, River 
Hills, Shorewood, and Whitefish Bay. Through consolidated service, it reduces redundancies, utilizes tech-
nology, and consolidates staffing to provide a high quality of service to the North Shore.

Fire and Rescue
The North Shore Fire Department is comprised of seven communities: City of Glendale and the Villages 
of Bayside, Brown Deer, Fox Point, River Hills, Shorewood, and Whitefish Bay. Each community has one 
member on the Board of Directors that sets policy, approves the budget, assists in long-range planning, 
and negotiates labor and management contracts. The Department’s Station #2 is located at 5901 North 
Milwaukee River Parkway in Glendale.

Parks, Open Space and Recreational Resources
The City of Glendale has numerous county- and city-owned open space assets that make it a destination 
for passive and active recreation in the region. The City of Glendale currently does not have a comprehen-
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sive outdoor recreation plan. 

•	 Richard E. Maslowski Glendale Community Park, 2200 W, Bender Road, serves as a major brownfield 
redevelopment accomplishment for the City. The park was constructed over a former landfill and now 
includes amenities such as the area’s largest accessibility playground for all-inclusive play; a plaza area 
including a snack bar and beer garden, outdoor picnic tables, and seating; a modern park building 
with community room, ADA-compliant, indoor restrooms; community amphitheater; war memorial 
honoring every branch of the military; Oak Leaf Trail trailhead; and baseball fields. The baseball fields 
were constructed in partnership with Milwaukee School of Engineering (MSOE) and Nicolet High 
School with a shared-use agreement between both schools and the City.  The City hosts numerous 
events at Maslowski Park throughout the year, including the Music in the Glen summer concert series 
and Root Beer Bash community celebration.

•	 Lincoln Park, which is part of the Milwaukee County Park System, is located partially within the City 
at 1301 W. Hampton Avenue. This park straddling the Milwaukee River is 312.7 acres in total and is 
divided by the Glendale-Milwaukee border. The park includes a nine-hole golf course, aquatic center, 
athletic fields, and ample riverfront recreation and viewing areas.

•	 Kletzsch Park, 6560 N. Milwaukee River Parkway, is also part of the Milwaukee County Park System 
and includes numerous hiking trails and a segment of the Oak Leaf Trail; athletic fields and courses 
for archery, disk golf, volleyball, soccer, and softball; a children’s play area; and reservable picnic areas 
and a shelter building with restrooms. Kletzsch Park is home to one of Glendale’s signature events: the 
Fourth of July Parade and Celebration. Milwaukee County Parks has proposed to redesign the Kletzsch 
Park dam to include a fish passage and scenic overlooks, increase accessibility to the waterfront, and 
conduct riverbank stabilization and dam repairs. 

•	 Milwaukee River Greenway is a thirteen-mile loop-link multiuse trail system that stretches through 
northwest Milwaukee and into Glendale. Glendale’s Greenway segments on the south side of the City 
connect Capitol Avenue and Silver Spring Drive and include opportunities for hiking, biking, and pad-
dling and natural habitat for riparian and terrestrial wildlife. 

Public school sites including Nicolet High School, Glen-Hills Middle School, Parkway School, and the for-
mer Good Hope School also provide some larger open space areas, mostly in the form of lawn areas that 
include various athletic fields. The City is home also to numerous private recreation facilities including 
family fitness centers and athletic clubs as well as tennis clubs and private sport instruction. 
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COMMUNITY WORKSHOP 
IDENTIFYING KEY ISSUES 

This exercise was used to help us understand participant perspective on what they value most about 
Glendale, and what goals they have for the City now and over the next 20 years.   
Step One: 
Please take 10 minutes working independently to respond to the following questions. At the 
end of this Work Session we will ask that you turn in your worksheet, so please write as neatly as 
possible. 

1. What is something that you wouldn’t change about the City of Glendale?
• Balance of business and residential
• Neighbors
• Nicolet High School
• The “solidly” middle class, residential
• Nature
• Friendly neighborhoods – residential
• Single family households
• Green space
• Affordable homes, quality schools, easy access to downtown Milwaukee
• Cooperation with NSFD
• GPD
• Green spaces/parks, taxes, police, fire
• Library
• City separate from Milwaukee

2. What is something that you would like to change about the City of Glendale?
• Less rental units
• Notion of “city center”
• A greater sense of community, downtown
• Lower taxes
• Reassessed properties on river after dam removed
• Use of Bayshore property

3. What are Glendale’s top issues related to growth and development that the City should
focus on for the future?
• More single family homes
• Less hotels
• Less apartments
• Less rentals
• Equal transient community; less open enrollment students
• Non-residential lands, clarifying nature of “industrial” parks and health care focus
• Need for more hotels and why?
• Small conference opportunities – attract small size conferences/business meetings/etc.
• Bay Shore
• Amount of business vs. residential
• Schools
• Improve pedestrian access to Bayshore from west
• Creation of downtown (WFB, Greendale, Wauwatosa)

APPENDIX B. 1.



• Bayshore Town Center 
• Milwaukee River development 
• Maslowski Park development – finish it 
• Port Washington Road area/add Chic Filet! 
• Investing in people – homeless/human services/support systems 
• High quality school systems 
• Country resources – impact of county issues 
• Reuse of Bayshore 

 
Please circle your top 2 responses to Question 3. 
Step Two:  
When everyone at the individual table groups completed the questions above, each person then 
shared their top responses to Question 1 through 3.  
 
Then, working as a group and based on everyone’s ideas, participants identified their table 
group’s top responses to Question 3.  
 
Later in the Workshop, the reporter from each table presented their table’s top responses for 
Question 3 to the large group.  
 



COMMUNITY WORKSHOP 
CITY CENTER/DOWNTOWN CHARACTER AND PREFERENCES 

Glendale is a vibrant community of quality neighborhoods and diverse economic opportunities. 
However, the city lacks a central community gathering place or downtown. If the future of Glendale 
can include a City Center/Downtown, what should that space look like?   

Workshop participants were asked to work independently to respond to the following 
questions. 

1. A Glendale City Center/Downtown should be the place in the community where:
• Gatherings take place (parades, seasonal decorations)
• Commercial downtown (small business, shops)
• Folks identified with Glendale the city
• Folks want to congregate
• Folks can take their civic matter
• Location-dependent or “feel”
• Police/fire/city government can be independent of downtown
• People gather
• Location – Bayshore

2. What does a City Center/Downtown look like?
• Examples of good city center (Wauwatosa, Cedarburg, Whitefish Bay)
• A variety of activities
• Apartments/condos
• Services
• Restaurants
• Entertainment

3. What kind of businesses or destinations should be in a City Center/Downtown?
• Eateries
• Entertainment

4. My big ideas to create a City Center/Downtown are:
• Senior residence
• Entertainment
• Public area

APPENDIX B. 2.
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AGENDA

• Update on Outreach Events
• Data Inventory Highlights
• Opportunity Analysis
• Questions and other next steps 



COMMUNITY OUTREACH

• Music in the Glen: August 14
• Root Beer Bash: August 24

Popular Destinations:
• Library
• Parks – Kletzsch and Maslowski
• Pick’n Save
• Bayshore



COMMUNITY OUTREACH

Priorities:
• Improve Bayshore
• Bicycle and Pedestrian 

Connectivity
• Maintain Business Friendly 

Climate
• Support Small/Local 

Businesses
• Increase Programming with 

Milwaukee River
• Splash Pad and Other Park 

Improvements



DATA INVENTORY

1990 2000 2010 2017 1990-2017 
Change

2000-2010 
Change

2000-2017 
Change

2010-2017 
Change

City of Glendale 14,088 13,367 12,872 12,868 -9.5% -3.8% -3.9% 0.0%
Village of Bayside 4,789 4,518 4,389 4,450 -7.6% -2.9% -1.5% 1.4%
Village of Brown Deer 12,236 12,170 11,999 12,076 -1.3% -1.4% -0.8% 0.6%
Village of Fox Point 7,238 7,012 6,701 6,706 -7.9% -4.6% -4.6% 0.1%
Village of River Hills 1,612 1,631 1,597 1,558 -3.5% -2.1% -4.7% -2.5%
Village of Shorewood 14,116 13,763 13,162 13,367 -5.6% -4.6% -3.0% 1.5%
Village of Whitefish Bay 14,272 14,163 14,110 14,099 -1.2% -0.4% -0.5% -0.1%
City of Milwaukee 628,088 596,974 594,833 599,086 -4.8% -0.4% 0.4% 0.7%
Milwaukee County 959,275 940,164 947,735 956,568 -0.3% 0.8% 1.7% 0.9%
Wisconsin 4,891,769 5,363,675 5,686,986 5,795,483 15.6% 5.7% 7.5% 1.9%
Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates

Source: U.S. Census Bureau, 1970-2010 Census.

Regional Comparison:  Population Trends, 1990 - 2017



DATA INVENTORY

Projection Method 2010* 2017** 2020 2025 2030 2035 2040
Compounded Growth 1990-2017 (2) 12,872 12,868 12,745 12,542 12,342 12,145 11,951 
Compounded Growth 2000-2017 (2) 12,872 12,868 12,783 12,644 12,505 12,369 12,234 
Compounded Growth 2010-2017 (2) 12,872 12,868 12,866 12,863 12,861 12,858 12,855 
Linear Growth 1990-2017 (1) 12,872 12,868 12,732 12,507 12,281 12,055 11,829 
Linear Growth 2000-2017 (1) 12,872 12,868 12,780 12,633 12,486 12,340 12,193 
Linear Growth 2010-2017 (1) 12,872 12,868 12,866 12,863 12,861 12,858 12,855 
WisDOA Population Projection 12,872 - 12,870 12,710 12,590 12,710 12,660 
*Source: U.S. Census Bureau, 2010 Census.
**Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates.
Source: Wisconsin Department of Administration, 2013 population estimate.
1. Extrapolated based on the average annual population change over the given years.
2. Extrapolated based on the average annual percent change over the given years.

Glendale:  2040 Population Projections



DATA INVENTORY

Median Age Percent Under 18 Percent Over 65

2000 2010 2017 2000 2010 2017 2000 2010 2017

City of Glendale 45.6 46.8 45.7 19% 19% 18% 25% 23% 24%

Village of Bayside 46.5 48.0 47.6 23% 24% 22% 21% 21% 22%
Village of Brown 
Deer 42.2 41.8 41.9 20% 21% 22% 19% 17% 19%

Village of Fox Point 43.5 45.6 46.2 24% 23% 23% 20% 18% 19%

Village of River Hills 45.7 49.5 50.1 25% 24% 22% 15% 19% 25%
Village of 
Shorewood 37.8 37.2 35.6 21% 19 % 22% 15% 13% 15%

Village of Whitefish 
Bay 38.2 39.6 39.7 29% 30% 30% 12% 11% 14%

City of Milwaukee 31.0 30.0 31.0 29% 27% 26% 11% 9% 10%

Milwaukee County 34.0 34.0 35.0 26% 25% 24% 13% 12% 13%

Wisconsin 36.0 38.5 39.2 26% 24% 23% 13% 14% 16%
Source: U.S. Census Bureau, 2000 Census, 2006-2010 & 2013-2017 American Community Survey 5-Year Estimates

Regional Comparison: Age Distribution, 2000 - 2017



DATA INVENTORY

Median Household Income Per Capita Income
2000 2010 2017 2000 2010 2017

City of Glendale $54,722 $60,437 $65,992 $30,328 $34,300 $38,380
Village of Bayside $88,027 $82,930 $99,125 $49,357 $47,952 $53,105
Village of Brown Deer $50,765 $60,429 $61,225 $25,628 $28,133 $30,921
Village of Fox Point $79,941 $96,350 $118,281 $48,469 $59,221 $64,126
Village of River Hills $166,116 $186,154 $156,944 $94,479 $102,527 $101,137
Village of Shorewood $48,602 $59,691 $68,306 $32,950 $38,953 $44,695
Village of Whitefish Bay $80,693 $106,845 $111,069 $39,609 $52,877 $57,687
City of Milwaukee $32,216 $35,921 $38,289 $16,181 $18,884 $21,627
Milwaukee County $37,879 $43,215 $46,784 $19,939 $23,740 $26,933
Wisconsin $43,791 $54,598 $56,759 $21,271 $26,624 $30,557
*Source: U.S. Census Bureau, 2000 Census, 2006-2010 & 2013-2017 American Community Survey 5-Year Estimates

Regional Comparison: Economic Trends, 2000 - 2017



DATA INVENTORY

Residential Commercial Manufacturing All Land Categories
1985 $      376,372,000 $      188,116,000 $     60,702,600 $            694,151,300 
1990 $      448,691,100 $      281,361,800 $     56,231,500 $            882,554,500 
1995 $      564,485,000 $      356,188,000 $     54,210,300 $         1,086,014,600 
2000 $      667,885,300 $      440,663,300 $     63,837,300 $         1,269,425,500 
2005 $      928,725,200 $      696,034,600 $     74,124,000 $         1,816,788,400 
2010 $      973,873,900 $  1,197,518,400 $     65,094,200 $         2,393,447,700 
2015 $      880,122,400 $  1,061,459,000 $     54,802,300 $         2,086,866,300 
2018 $      970,918,900 $  1,183,147,500 $     52,956,400 $         2,268,180,000 
Change 2000-2018 31% 63% -21% 44%
Change 2010-2018 0% -1% -23% -6%
Source: Wisconsin Department of Revenue

Glendale: Equalized Value by Land Category, 1985 - 2018



OPPORTUNITY ANALYSIS

• Major transportation infrastructure connects Glendale to the 
Greater Milwaukee region and surrounding communities

• Extensive parks, greenways, and trails provide recreation and 
open space

• Strong neighborhoods connect to community assets

• Diverse business mix drives economic opportunity in clusters 
throughout the City

• Strong recreation assets make Glendale a regional destination
• Redevelopment and reuse opportunities to further expand tax 

base

• Corporate headquarters as major employers



OPPORTUNITY ANALYSIS

Layer of Analysis:
• Employers and Businesses
• City Destinations
• Transportation Corridors
• Transit Lines
• Interchanges
• Neighborhoods
• Parks and Greenways
• Redevelopment Areas



NEXT STEPS

• Stakeholder Focus Groups
• Public Engagement Workshop



CITY OF GLENDALE
2040 COMPREHENSIVE MASTER PLAN UPDATE
NOVEMBER 13, 2019

APPENDIX B.4.



AGENDA

• Update on Outreach Events
• Review of Draft Vision Graphic
• Review Target Planning Area Map
• Discussion of Next Steps



COMMUNITY WORKSHOP

• October 22nd

Key Issues:
• Notion of “City Center”
• A Greater Sense of Community
• Fewer Rental Units
• Use of Bayshore
• Manage Growth
• Investing in People – Human 

Services/Support Systems
• High Quality School Systems
• Housing Affordability



COMMUNITY WORKSHOP

What Does a “City 
Center/Downtown” Look/Feel Like
• Sense of Place
• Tied to a Glendale Identity
• Gathering Place
• Includes Civic Uses
• A Variety of Uses and Activities

• Housing, Commercial, Civic
• Dining, Entertainment, Enjoying 

Public Space



STAKEHOLDER FOCUS GROUPS

What We Heard:
• Improve Bayshore
• Improve Walkability with a 

More Connected Sidewalk 
Network

• Strong Collaboration Between 
Schools

• Community Image and Identity
• Good Relationship with City 

Government
• Connecting and Engaging with 

Businesses





1.  BUILD A UNIF IED GLENDALE IDENTITY

• Connect all neighborhoods to the Glendale identity
• Emphasize consistent branding and connection to 

Glendale’s values and vision in municipal 
communications

• Increase community events that distinguish Glendale 
from other Northshore communities and display 
Glendale community pride

• Create a walkable, mixed-use gathering place for 
all Glendale neighborhoods and residents



2.  BE  A REGIONAL LEADER ON 
SUSTAINABIL ITY AND RES IL IENCY 

• Engage community stakeholders in collaborative decision 
making and implementation of environmental quality plans

• Accelerate efforts to replace impervious surfaces with green 
spaces and green infrastructure

• Recruit new businesses and employers focused on 
environmental sustainability and water quality

• Partner with Northshore communities to advance best practices 
in stormwater management, energy efficiency, and community 
resiliency

• Establish a review and response mechanism for policy and 
critical infrastructure



3.  CULT IVATE STRONG, CONNECTED 
NE IGHBORHOODS

• Maintain strong housing maintenance and 
rehabilitation standards

• Encourage neighborhood-based events and 
celebrations that bring other parts of the community 
to the neighborhood, removing boundaries and 
helping Glendale neighbors get to know each other 
across neighborhoods

• Review road and infrastructure between 
neighborhoods and key City destinations, prioritizing 
improvements to walkability and bikeability



4.  PROMOTE INCLUSION,  D IVERS ITY ,  AND A 
H IGH QUAL ITY OF L IFE  FOR ALL  RES IDENTS

• Create housing opportunities that provide life-cycle housing options for 
residents at all price points and life stages and promotes wealth 
generation

• Focus on growing local businesses by supporting local entrepreneurs 
and connecting residents with small businesses

• Highlight Glendale’s cultural diversity through community events and 
opportunities for arts and culture

• Engage residents and community stakeholders through transparent 
communication and accountability

• Utilize context sensitive, environmental design to create streetscapes 
and public spaces that are safe, efficient, and enjoyable and enable 
residents to thrive



5.  CAPITAL IZE  ON GLENDALE ’S  CONNECTED 
LOCATION AND GROW ITS ROLE IN THE 
REGION

• Continue to grow and enhance the greenway system 
in Glendale and its connection to the regional system

• Continue partnerships with North Shore communities to 
pool resources and build efficiencies through 
collaboration

• Promote Glendale as a community of choice among 
North Shore suburbs as a diverse, active, and 
sustainable place to live, work, and locate a business





1.  GREEN BAY AVE AND MILL  ROAD

Central intersection with connection to 
community parks and commercial 
opportunity

• Improve walkability with connected 
sidewalks and safe crossings

• Create an identifiable district with branding 
and wayfinding 

• Explore opportunities for acquisition 
• Opportunity for redevelopment as walkable 

community district



2.  C IV IC CORE

Glendale’s existing hub of city government 
and services as well as public safety, 
education and recreation

• Connect civic campus to Maslowski Park
• Maximize public access to existing 

greenspace and scenic parkway areas
• Maintain as employment center with office 

and research users
• As property becomes available, transition 

industrial to higher user class



3.  GREEN BAY AVE AND EVERGREEN 
CEMETERY

Redevelopment site with potential for 
increased connections to industrial and 
employment areas and new residential 
development

• Opportunity for affordable housing and 
increased density

• Extend infrastructure to connect Estabrook 
Blvd to Green Bay Ave

• Potential collaboration with Ascension and 
other industrial park users for workforce 
housing or employee amenities



4.  LYDELL CORPORATE CENTER

Large employment space (277,000 sf) with underutilized 
square footage and expansive impervious surface presents 
opportunities for environmental quality improvement

• Reduce surface parking area with parking structure to 
free space for additional development or green space

• Convert portion of paved parking area to green space 
and implement innovative stormwater management best 
practices

• Consider new site plan that includes diverse housing 
options not found in other Glendale neighborhoods, 
including small lot neighborhoods or mixed-density housing 
designs

• Address or capitalize on the low visibility from Port 
Washington Road that makes retail or auto-oriented retail 
development difficult

• Possible brownfield site with remediation and 
redevelopment impacts



5.  BAYSHORE

A significant Glendale landmark, Bayshore serves 
residents and draws visitors to Glendale from 
across the region. The City should capitalize on 
Bayshore’s redevelopment through pedestrian and 
intersection improvements and identifying 
complementary use opportunities

• Prioritize pedestrian and intersection 
improvements to increase walkability and safety

• Minimize barriers to the rest of Glendale and 
increase connection to surrounding areas

• Identify redevelopment opportunities on Silver 
Spring and Port Washington Road that connect to 
Bayshore and extend the district

• Connect Bayshore’s energy and activity to 
surrounding corridors



6.  NORTH PORT WASHINGTON ROAD

Underutilized auto-oriented uses present 
neighborhood-scale redevelopment opportunity 
and transportation improvements

• Potential mixed-use development that serves 
surrounding neighborhood, including retail that 
could serve churches, schools, businesses, and 
residents 

• Explore senior housing opportunity
• Identify future cross section for Port Washington 

Road and consider pedestrian safety, sidewalk 
extensions, and intersection improvements

• Collaborate with Fox Point on transportation 
improvements





NEXT STEPS

• Draft #1
• Next Meeting - December



PUBLIC PARTICIPATION STRATEGY AND PROCEDURES 
FOR THE CITY OF GLENDALE  

COMPREHENSIVE PLAN UPDATE 
2019 

Introduction 
A key required component of Section 66.1001 of Wisconsin Statutes—the State’s comprehensive 
planning legislation—is actively involving community stakeholders as each local comprehensive plan 
is being developed, updated, or amended.  Public participation helps to ensure that the resulting 
comprehensive plan accurately reflects the vision, goals, and values of citizens of the community.  

Section 66.1001(4)(a) of Wisconsin Statutes requires the City of Glendale to adopt, by resolution, 
written procedures designed to foster public participation at every stage in the preparation, update, 
or subsequent amendment of its comprehensive plan. The written procedures must provide for wide 
distribution of the comprehensive plan, an opportunity for the public to submit written comments 
on the plan, and provisions for local response to such comments.  

This document meets this statutory requirement. It serves as the procedures that will be used to 
guide the required ten-year update to the City’s Comprehensive Plan, the Smart Growth Update to 
the Comprehensive Plan was adopted August 8, 2011.  

Major Goals of Public Participation Strategy 

• Provide opportunities for members of the public to participate in processes to consider and
adopt a complete update to the City’s Comprehensive Plan.

• Adopt an updated plan that reflects the ideas, desires, and objectives of most residents and
property owners.

• Meet both the letter and spirit of Wisconsin’s Comprehensive Plan legislation.

• Use the City’s Plan Commission as a foundation for guiding the plan update process.

• Recognize that the goals expressed above must be balanced with the need to complete the
Comprehensive Plan update within a reasonable timeframe.

Selected Public Participation Techniques 
The City will, at a minimum, use the following techniques to obtain public input during the plan 
update process: 

• Assure that all Plan Commission and City Council meetings to consider and adopt the updated
plan are open to the public and are noticed as required by State open meeting regulations.

• Public comments will be solicited and responded to at every stage of planning process.

• The City will hold a Community Engagement Workshop that is open to the public and
facilitated to develop and solicit input and ideas for the direction and priorities of the
Comprehensive Plan Update

• Hold one public open house to review the draft plan. This meeting will be open to the public
and advertised in advance.

• Engage residents at existing community events, including local music events, school events, and
community fundraisers and celebrations.
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• Provide an opportunity at each public meeting held on the Comprehensive Plan Update for 
public comment. Some meetings will be particularly meant to encourage wide participation from 
the public. Other meetings are intended to be work sessions for the Plan Commission and City 
Council in joint meetings. The public comment period will be provided at either the beginning 
or end of each public meeting, or at one or more other parts of the meeting at the discretion of 
the Plan Commission or City Council. This will allow the Commission or Council to concentrate 
on completing tasks without interruption, while still allowing the public an appropriate chance to 
observe and comment.   

• Hold focus groups with key stakeholders identified by the City. 

• Engage in digital public outreach through and project website and social media channels. 

• Hold at least one formal public hearing on the proposed Comprehensive Plan update and the 
adopting ordinance prior to adoption. All members of the public will have an opportunity to 
present testimony and offer comments at the public hearing. The public hearing will be noticed 
and held per the requirements of Wisconsin Statutes, Section 66.1001. 

 
 
Opportunities for Comments/Responses on Draft Comprehensive Plan  
The City will have copies of draft plan materials available at City Hall and the Library during normal 
business hours. The City will also provide copies of the draft and final plan to adjacent and 
overlapping governments and non-metallic mineral interests as required by statute, and to members 
of the participating public as requested. The City may charge for public copies an amount equal to 
the costs of time and materials to produce such copies.  
 
Public comments will be solicited and responded to at every stage of the plan update process. 
Written comments on the comprehensive plan update may also be delivered, mailed, or emailed to 
the City Clerk. The City will respond to written comments via mail, email, telephone, meeting, 
and/or through consideration of appropriate changes to the draft comprehensive plan. 
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