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CHAPTER 1 
 

 

 

 

CHAPTER 1 

 
Issues and Opportunities 

The Village of Allouez is located near the center of the Green Bay Metropolitan Area and 
is bounded by the Cities of Green Bay and De Pere, the Village of Bellevue, and the Fox 
River. 

 
Purpose of a Comprehensive Plan 

 
A comprehensive plan is an official public document that is adopted by ordinance by a 
local government, and it is designed to identify the major policies concerning the future 
physical development of the community. The primary purposes of the Allouez plan are  
to generate goals for attaining a desirable development pattern, devise strategies and 
recommendations the Village can follow to achieve its desired development and 
redevelopment patterns, and meet the requirements of the State of Wisconsin 
Comprehensive Planning (Smart Growth) Law. The plan’s recommendations are 
intended to reflect Allouez’s situation as an evolving community and the 14 local 
comprehensive planning goals identified in the Smart Growth Law. These goals are  
listed below. 

1. Promotion of the redevelopment of lands with existing infrastructures and public 
services and the maintenance and rehabilitation of existing residential, commercial, 
and industrial areas. 

2. Encouragement of neighborhood designs that support a range of transportation 
choices. 

3. Protection of natural areas, including wetlands, wildlife habitats, lakes, woodlands, 
open spaces, and groundwater resources. 

4. Protection of economically productive areas, including forests. 
5. Encouragement of land uses, densities, and regulations that promote efficient 

development patterns and relatively low municipal, state governmental, and utility 
costs. 

6. Preservation of cultural, historic, and archeological sites. 
7. Encouragement of coordination and cooperation among nearby units of government. 
8. Building of community identity by revitalizing main streets and enforcing design 

standards. 
9. Providing an adequate supply of affordable housing for individuals of all income 

levels throughout the community. 
10. Providing adequate infrastructure and public services and an adequate supply of 

developable land to meet existing and future market demand for residential, 
commercial, and industrial uses. 

11. Promoting the expansion or stabilization of the current economic base and the 
creation of a range of employment opportunities at the state, regional, and local 
levels. 

12. Balancing individual property rights with community interests and goals. 
13. Planning and development of land uses that create or preserve varied and unique 

urban and rural communities. 
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14. Providing an integrated, efficient, and economical transportation system that affords 
mobility, convenience, and safety and that meets the needs of all citizens, including 
transit-dependent and disabled citizens. 

 
The Village of Allouez Comprehensive Plan should be used by Village committees and 
officials when revising and administering its zoning and other ordinances and should be 
the basis for identifying the locations of future developments and public service 
extensions.  Village committees and officials should consider an annual review of the  
past year’s development and community decisions so as to ensure the plan is being used 
as a guiding vision that provides consistent policies to follow and a clear goal for the 
future of the Village of Allouez. 

 
Comprehensive Planning Process 

 
The Village of Allouez has experienced strong residential and commercial growth over 
the last several decades, but the Village has never adopted a comprehensive plan. In  
2001, Allouez officials chose to take advantage of the State of Wisconsin Department of 
Administration – Office of Land Information Services Comprehensive Planning Grant 
program to develop a plan that would conform to the requirements of the 
Comprehensive Planning Law and reflect Village residents’ vision of how Allouez  
should develop in the coming years. After receiving the grant, the Village appointed a 
citizens advisory committee comprised of Village officials and interested citizens to steer 
the planning process. 

 

In 2002, the Brown County Planning Commission (BCPC) was hired to help the Village 
complete the comprehensive plan. Staff from the BCPC cooperated with Allouez staff to 
prepare the background information and the recommendations of the plan based upon 
input from the citizens advisory committee, a Village-wide visioning session, stakeholder 
interviews, the guidance in Wisconsin’s Comprehensive Planning Law, and other public 
forums. The planning process involved 17 months of work and 12 public meetings of the 
citizens advisory committee. 

 

This document is largely comprised of the following nine elements that reflect the 
requirements in the Wisconsin’s Comprehensive Planning Law: 

1. Issues and Opportunities 
2. Land Use 
3. Transportation 
4. Economic Development 
5. Housing 
6. Utilities and Community Facilities 
7. Natural, Cultural, and Agricultural Resources 

8. Intergovernmental Cooperation 
9. Implementation 

Although all of these chapters have their own goals, objectives, and recommendations, 
the elements are all interrelated. This plan was developed with the interrelationships of 
the elements in mind. 
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The future land use plan contained within the Land Use chapter of the comprehensive 
plan provides the vision of how the Village of Allouez can look 20 years from now. The 
recommendations regarding the location, density, and design of future development are 
the foundation for the overall plan, and the other plan elements are largely based on the 
land use plan’s recommendations. 

 

The final part of the plan involves implementing its recommendations. Since a 
comprehensive plan is only effective when it is actually used, the final section identifies 
methods of implementing the plan’s many recommendations. Examples of 
implementation tools include the Village’s zoning and subdivision ordinances. 

 

It is important to note that this document is not the end of the planning process. For the 
Village of Allouez to succeed in achieving its vision for the future, planning must be an 
ongoing exercise. 

 
Comprehensive Plan Goals and Objectives 

 
The identification of a community vision statement and development of goals and 
objectives are major elements of the comprehensive planning process. However, the 
process of identifying these plan elements is often difficult because people tend to have 
very diverse opinions. 

 

  
 

To help identify how the community should develop in the coming years, the Brown 
County Planning Commission held a public visioning session on August 12, 2002, at the 
pavilion in Green Isle Park. The top issues identified by the workshop participants 
include: 

1. Continue to provide safe and consistent quality drinking water. 
2. The Village should promote development which generates a stronger tax base, while 

maintaining the current low tax rate. 
3. The Village should preserve the safety of the community through crime prevention 

programs. 

4. Preserve Allouez as a residential community that is quaint and homey. 
5. The Village should continue its excellent snow removal, garbage collection, 

fire/rescue, and other services. 
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6. The Village should create a better urban space and identity by developing a village 
center with a new village hall.  A new Village Hall site was built in 2005. 

7. The Village should ensure residents are aware of and follow current zoning 
ordinances. 

8. The Village should continue to work with the surrounding communities in sharing 
municipal services. 

9. The Village should promote the effective management of traffic problems. 
10. The Village should continue to improve mass transit, pedestrian walkways, and 

bicycle facilities. 
11. The Village should implement economic development programs which promote a 

business-friendly attitude. 
12. The Village should address its housing stock by encouraging residents to repair and 

maintain their homes. 

13. The Village should encourage development along available waterfront properties. 
14. The Village should ensure that the business areas continue to be compatible with 

residential areas. 
15. The Village should use traffic calming techniques to reduce vehicle speeds along 

main arterial and collector streets. 
16. The Village should ensure an emergency/disaster plan that addresses terrorism, 

floods, and other issues, is continually up to date. 

17. Sidewalks should continue to be considered in Village street reconstruction projects. 
18. The Village should encourage resource conservation, waste reduction, and recycling. 
19. The Village should continue to promote many of the excellent locally-owned 

businesses. 

20. The Village should maintain its existing zoning. 
21. The Village should increase lighting in its residential areas. 
22. The Village’s streets should continue to improve safe connections to the Fox River 

Trail. 

23. The Village should investigate additional locations for Fox and East River crossings. 
24. The Village should anticipate traffic safety problems associated with increased 

development in Bellevue. 

25. The Village should improve and maintain its underground utilities. 
26. Bicycle lanes should continue to be considered in Village street reconstruction 

projects. 

27. Neighborhood districts should be created within the Village. 
28. The Village should increase yard waste pickup days. 
29. The Village should continue to monitor the condition of aging municipal buildings. 
30. The Village should retain its existing green space. 

A complete listing of the visioning session responses is included in Appendix A of the 
plan. 

 

The visioning session, input from a survey attached to the visioning session’s 
informational flier, and the citizens’ advisory committee helped staff develop the plan’s 
preliminary goals and objectives. The goals and objectives were finalized after BCPC and 
Allouez staff completed interviews with business people, service groups, village board 
members, county board members who represent Allouez, property owners, and other 
“stakeholders” in the Village. 
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The Village’s comprehensive plan is based on the following goals and objectives. 

 
Land Use 

 
Goal: Manage the future growth and land uses within the Village to ensure orderly, 
balanced development that maintains or improves quality of life and maximizes the 
efficient provision of municipal services. 

 

Objectives 
1. Delineate future growth and redevelopment areas for 5-year increments based on 

projected growth rates and the ability to efficiently provide services. 
2. Promote additional office and commercial development but seek to retain the 

existing overall balance between residential and non-residential land uses. 
3. Strive for a compact, efficient land use pattern by promoting the development of 

existing vacant and underutilized lots. 
4. Ensure the compatibility of adjoining land uses for both existing and future 

development. 
5. Create and enforce design standards for developments, including lighting and 

parking lot landscaping. 
6. Create mixed-use neighborhood centers containing a variety of commercial and 

residential uses with an emphasis on pedestrian scale rather than on automobile- 
oriented development patterns. 

7. Discourage strip commercial development in favor of clustering  commercial 
activities at designated nodes or selected locations that can service nearby 
neighborhoods. 

8. Green space or open lands should continue to be integrated into neighborhoods. 
9. Coordinate the layout of new developments and redevelopment projects with the 

need for traffic circulation and pedestrian facilities. 
10. Provide for a mix of residential uses and housing types within neighborhoods 

through the establishment of flexible zoning standards and the promotion of planned 
developments. 

11. Strongly consider the installation of neighborhood facilities within new residential 
developments, including street trees, sidewalks/trails, and sites for playgrounds. 

 

Transportation 

 
Goal: Develop a safe and efficient multi-modal transportation system that serves all 
Allouez residents. 

 

Objectives 
1. Allow the development of neighborhoods that contain a mix of residential, 

commercial, institutional, and recreational uses to make walking and bicycling viable 
transportation options and minimize traffic on the existing street system. 

2. Utilize well connected street patterns to distribute traffic evenly, maximize mobility 
and accessibility for all residents, and make transit service more efficient. 

3. Maximize safety, efficiency, and accessibility at the Village’s intersections. 
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4. Develop a safe, continuous pedestrian system in the Village by installing sidewalks  
in new and existing developments. 

5. Continue to work with the surrounding communities and Brown County to develop 
an off-street bicycle and pedestrian trail system that serves the Village and region. 

6. Enable and encourage developers to build narrow streets to slow traffic through 
neighborhoods, minimize construction and maintenance costs, and maximize safety 
for all residents. 

7. Utilize traffic calming techniques on the Village’s existing streets to improve safety 
and minimize the impacts of vehicles on neighborhoods. 

8. Work with the surrounding communities, Brown County, and WisDOT to plan the 
county and state highway corridors that serve the Village. 

9. Develop the population and employment densities necessary to improve the viability 
and attractiveness of transit service by developing neighborhood centers. 

10. Provide safe pedestrian and bicycle connections to destinations, such as parks, trails, 
schools, employment centers, shopping areas, and between/within subdivisions. 

11. Enhance the appearance of the Village’s entrances and thoroughfares. 
12. Work with Brown County, WisDOT, Green Bay Metro, the Green Bay School District, 

and other agencies to develop the Village’s multi-modal transportation system. 
13. Identify a system of truck routes throughout the Village and mark them with 

standard signs to enable them to be easily identified. 
14. Utilize Austin Straubel International Airport to attract new businesses and retain 

existing ones. 

15. Utilize the Port of Green Bay to attract and retain businesses. 
16. Apply for grants and seek out private donations to help fund the development of the 

Village’s multi-modal transportation system. 
 

Economic Development 

 
Goal: Broaden the tax base and strengthen the Village’s economy and employment 
base through the expansion of compatible commercial activity. 

 

Objectives 
1. Encourage businesses that are compatible with the Village’s residential character to 

locate in Allouez. 
2. Cooperate with the other metropolitan area communities to attract businesses to the 

area. 

3. Develop and implement commercial design standards. 
4. Identify appropriate areas for commercial activities within the Village. 
5. Encourage the utilization of government programs to aid in the retention of existing 

and attraction or promotion of new commercial activities. 
6. Promote a mix of commercial development to include both large and small business 

ventures. 
7. Encourage the redevelopment of underutilized, vacant, and brownfield commercial 

areas. 
8. Encourage commercial development in smaller neighborhood centers rather than in 

strips along main thoroughfares. 
9. Develop economic development partnerships with agencies, such as Advance,  

Brown County Planning, and the Wisconsin Economic Development Corporation. 
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10. The Village developed an Economic Development Committee. 
 

Housing 

 
Goal:  Develop neighborhoods that offer a variety of quality housing opportunities for  
all Allouez residents to minimize adverse environmental impacts, provide efficient  
public services, and enable people to utilize several modes of transportation. 

Objectives 
1. Promote reinvestment in the existing housing stock in order to maintain property 

values and strong neighborhoods. 
2. Promote an adequate supply and mix of housing types for individuals of all income 

levels. 
3. Maintain the current level of community-based residential facilities to help care for a 

diverse population while monitoring the tax implications of these facilities. 
4. Identify Smart Growth areas contiguous to existing development to take advantage  

of existing utilities and public services. 
5. Promote traditional neighborhood development (TND) as a viable mixed-use 

development option. 

6. Develop and implement residential design standards. 
7. Identify and utilize governmental programs, such as Community Development Block 

Grants–Housing (CDBG–Housing) and the Wisconsin Housing and Economic 
Development Authority (WHEDA), to improve aging residential stock. 

 

Utilities and Community Facilities 

 
Goal: Promote a quality living environment through the timely provision of adequate 
and efficient recreation, utility, emergency, and other public facilities and services 
affecting the health, safety, and well-being of Allouez residents. 

Objectives 
1. Work with the Green Bay School District, surrounding school districts, and Brown 

County Planning Commission to evaluate the future educational facility needs of the 
Village. 

2. Continue to maintain a long-term viable supply and distribution system of high 
quality public water with the Lake Michigan Pipeline. 

3. Continue to provide quality police, fire, rescue, and garbage/recycling collection 
services for all residents and businesses and identify sites for future facilities as the 
Village evolves. 

4. Maintain the amount of green space within the Village by providing small 
neighborhood parks within residential areas and through other means. 

5. Plan, locate, and develop new recreational facilities and expand the activities within 
existing parks to respond to the needs and desires of all segments of the population. 

6. Maintain a community center with year-round recreational and social activities for 
the Village’s residents. 

7. Enhance the Fox and East Rivers as community resources by providing additional 
access and recreational opportunities at appropriate locations. 
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8. Continue to work with the Historic Preservation Committee to maintain the Village’s 
existing public facilities and replace aging/obsolete infrastructure and equipment in 
a coordinated fashion. 

9. Promote the efficient use of existing community facilities, such as streets, sewers, and 
water, through infill development and redevelopment. 

10. Refer to the Village’s comprehensive storm water management plan to address water 
quantity impacts (such as flooding) and water quality impacts (such as the protection 
of wetlands and stream habitats). 

 

Natural, Cultural, and Agricultural Resources 

 
Goal: Capitalize on the amenities offered by the Village’s natural, cultural, and 
agricultural resources and integrate these features into future development in order to 
enhance the character of Allouez and the quality of life of its residents. 

 

Objectives 
1. Maintain the amount of green space within the Village. 
2. Utilize the existence of significant natural resources as a key factor when identifying 

locations for future parks. 
3. Continue to preserve wetlands, floodplains, and other environmental areas that link 

various parts of the Village and serve as wildlife corridors, pedestrian trails, and 
storm water management areas. 

4. Maintain and enhance accessibility to public lands along the waters of the Fox and 
East Rivers. 

5. Maintain neighborhood green space and parks within residential developments. 
6. Continue to coordinate future parks and green space with adjoining communities 

and the recommendations in the Brown County Open Space and Outdoor Recreation Plan 
and Village of Allouez Park and Recreation Plan. 

7. Maintain and enhance the appearance and community identity of the Village  
through the creation of design standards, landscaping, improved signage, and other 
beautification techniques. 

8. Identify and protect significant historic and scenic sites and promote their value to 
the Village. 

9. Promote the preservation and rehabilitation of older buildings and homes within the 
Village, especially through the adaptive reuse of these buildings (whenever possible). 

 

Intergovernmental Cooperation 

 
Goal: Work with the surrounding communities, school districts, Brown County, and  
State of Wisconsin to cooperatively plan and develop the Village and region. 

 

Objectives 
1. Work with the surrounding communities to coordinate municipal services and 

address other issues of mutual concern. 
2. Cooperate with the other metropolitan area communities to attract businesses to the 

area. 
3. Continue to investigate ways to save money, while still providing efficient municipal 

services. 
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4. Work with the Green Bay School District, surrounding school districts, and Brown 
County Planning Commission to evaluate the future educational facility needs of the 
Village. 

5. Continue to work with the surrounding communities and Brown County to develop 
an off-street bicycle and pedestrian trail system that serves the Village and region. 

6. Work with the surrounding communities, Brown County, and WisDOT to plan the 
county and state highway corridors that serve the Village. 

7. Identify existing conflicts with the surrounding communities and work with the 
communities and Brown County Planning Commission to resolve these conflicts. 

8. Continue to coordinate future parks and green space with adjoining communities 
and the recommendations in the Brown County Open Space and Outdoor Recreation  
Plan. 

 

Summary 

 
The goals and objectives identified for the Village of Allouez Comprehensive Plan 
promote the concepts of a walkable and livable community. These two concepts can be 
attained through features, such as neighborhood commercial uses, a mix of housing  
types, a multi-modal transportation system, planned growth and redevelopment, and the 
integration of development with the protection of natural and cultural resources. 

 
Demographic Trends 

 
The Village of Allouez has grown by nearly 4,400 people (45.9 percent) over the last 50 
years, but most of the Village’s population growth during this period occurred between 
1960 and 1970 (see Figure 1-1).  During this 10-year period, the Village grew by more  
than 4,100 people. However, population growth slowed somewhat after 1970, and the 
Village’s total population began to plateau, increasing by only 222 over the next 40 years. 
Over this same 40-year time-period, Brown County’s population increased by 36.2 
percent (89,763 people). In terms of current (2010) population totals, the Village  of 
Allouez ranks sixth among the 24 municipalities in Brown County. 
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Figure 1-1:  Village of Allouez Growth Trends, 1960–2010 
 

 
Sources:  U.S. Census of Population, Wisconsin Dept. of Administration 

 
 

Figure 1-2 shows that the Village of Allouez grew at a much faster rate than Brown 
County between 1960 and 1970 and that the County’s growth rate exceeded the Village’s 
during the next four census periods. 
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Figure 1-2:  Allouez and Brown County Population Changes, 1960-2010 
 

 
Sources: U.S. Census of Population, Wisconsin Department of Administration 

 

Age Distribution 

 
According to the U.S. Census, the median age of Allouez residents in 2010 was 41.0 years, 
which is slightly higher than 2000’s median age of 37.6 years and Brown County’s 2010 
median age of 36.2. The 2000 census also found that the number of school-aged (K-12) 
children increased by only 1.5 percent over the last ten years, while residents between the 
ages of 20 and 54 increased by 8 percent, and residents above the age of 55 increased by 
16.7 percent. This trend indicates that the Village contains an increasing number of older 
residents who will require special services as they continue to age. Figure 1-3 shows how 
the ages of Allouez residents have changed over the last twenty years. 
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Figure 1-3:  Age as a Percentage of Population, 1990, 2000, and 2010 

 
Sources: U.S. Census of Population, Wisconsin Department of Administration 

 
 

Income Levels 

According to the Wisconsin Department of Revenue’s Division of Research and Analysis, 
the Village of Allouez’s adjusted gross income (AGI) per tax return has been relatively 
high since 1997. According to the state analysis, the 2010 AGI for the Village of Allouez 
was $58,105, which was much higher than the Brown County and Wisconsin AGIs for the 
same year.  This AGI comparison is shown in Figure 1-4. 

 

The 2000 and 2010 U.S. Census also provides detailed ranges of income for these three 
units of government. Figure 1-5 shows that the Village of Allouez had a much larger 
percentage of households earning more than $75,000 in 2010 than Brown County and the 
State of Wisconsin. The Village’s median household income ($63,381) also exceeded the 
Brown County ($53,353) and State of Wisconsin ($52,374) median household incomes in 
2010. 
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Figure 1-4:  Municipal Per Return Income, 1997-2000 & 2010 

 
Source: Wisconsin Dept. of Revenue – Division of Research and Analysis Wisconsin Municipal Per Return 
Income Reports for 1997, 1998, 1999, 2000, and 2010. 

 
 
 

 

Figure 1-5: Household  Incomes  for  Allouez,  Brown  County,  and  Wisconsin, 2010 

 
Source:  U.S. Census, Table DP-3, Profile of Selected Economic Characteristics: 2010. 
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Housing Characteristics 

 
Similar to what is happening nationwide, the average household size in the Village has 
continued to decline since 1990. Allouez’s average household size in 1990 was 2.69  
people per household, but this dropped to 2.38 in 2010 (see Figure 1-6). The U.S. Census 
also found that the total number of housing units in the Village increased from 5,512 to 
5,597 between 2000 and 2010. However, the number of occupied units decreased during 
this period, from 5,397 to 5,322. 

 

Most Allouez residents own their homes; however, the owner/renter ratio has changed 
quite significantly since 2000. According to the 2000 census, 85 percent of Allouez’s 
residents lived in owner-occupied housing units and 15 percent of the residents rented. 
However, the 2010 U.S. Census showed that the percentage of owner-occupied housing  
in the Village decreased to 80.2 percent during this 10-year period while the percentage  
of renters increased to 19.8 percent. The Village’s housing characteristics and housing  
unit data are described and analyzed in greater detail in Chapter 5 of the plan. 

 

Figure 1-6: Average Household Sizes for Allouez and Brown County, 1990, 2000, and 
2010 

 

 

Sources:   U.S. Census of the Population, Wisconsin Dept. of Administration 

 

Education Levels 

 
The education levels of people 25 years of age and older in the Village of Allouez are 
partially reflective of both Brown County and the State of Wisconsin, but the Village 
contains a higher percentage of people who have earned bachelor and 
graduate/professional degrees. In 2010, over 35 percent of the Village’s residents who 
were 25 or older received degrees from four-year colleges, which is a much higher rate 
than that of the county and state. The relatively high number of college degree recipients 
helps to explain the Village’s high median household income figure in 2010. 
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Figure 1-7:  Educational Attainment of People 25 Years and Older, 2010 

 

 
Source:  U.S. Census, Census 2010 Table DP-2 Profile of Selected Social Characteristics: 2010. 

 

Employment Characteristics 

 
The Village of Allouez has historically been a suburban bedroom community outside the 
major economic center of the City of Green Bay. However, the Village has a handful of 
employers who provide several jobs to the area. 

 

Employment Forecasts 

Although the economy is slowing after a period of unprecedented job growth during the 
1990s, the Green Bay Metropolitan Statistical Area (which includes the Village of  
Allouez) continues to grow. According to the State of Wisconsin Department of 
Revenue’s Division of Research and Policy, the most recent Metropolitan Area Outlook 
states that employment in the Green Bay Metropolitan Statistical Area (MSA) was 
predicted to grow by 2.4 percent in 2001, which follows a 2.4 percent level of growth in 
2000. Employment within the Green Bay MSA is forecasted to grow by a total of 7.9 
percent between 2001 and 2006. This is the second fastest forecasted growth rate in the 
state, and only the La Crosse MSA’s projected 8.3 percent rate is expected to exceed the 
Green Bay MSA’s growth rate during this period. 

 

Over this period, the state’s employment rate is expected to grow 3.4 percent, which is 
less than half that of the Green Bay MSA. Employment growth industries within the 
Green Bay MSA during the 2001-2006 time-period are forecasted to include finance, 
insurance, real estate, and service sector employment. Although employment growth 
within  the  Green  Bay  MSA  is  not  expected  to  be  as  great  as  during  the  1990s, the 
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forecasted employment growth will continue to be comparatively stronger than in most 
other areas of the state. The total non-farm employment forecasts for the Green Bay and 
other Wisconsin MSAs are summarized in Figure 1-8. 

Figure 1-8: Bay Area Workforce Development Area Industry Employment Projections, 
2008-2018 

 

NAICS 

 

Industry Title 

Employment
(1)

 

2008 
Estimate 

2018 
Projection 

 
Change 

% 
Change 

 Total, All Nonfarm Industries 313,780 320,280 6,500 2.1% 

1133, 21, 
23 

Construction/Mining/Natural Resources 13,480 14,140 650 4.8% 

31-33 Manufacturing 75,220 67,030 - 8,190 - 10.9% 

332 Fabricated Metal Product Manufacturing 15,570 14,020 - 1,550 - 10.0% 

311 Food Manufacturing 11,160 11,170 10 0.1% 

333 Machinery Manufacturing 7,190 6,900 - 290 - 4.0% 

42, 44-45 Trade 43,530 43,400 - 130 - 0.3% 

452 General Merchandise Stores 7,770 8,110 340 4.4% 

48-49, 22 Transportation and Utilities (Including US Postal) 16,740 17,130 390 2.3% 

52-53 Financial Activities 17,020 17,370 350 2.1% 

61-62 
Education and Health Services (Including State and 
Local Government) 

56,050 63,650 7,600 13.6% 

611 
Educational Services (Including State and Local 
Government) 

20,130 20,400 270 1.3% 

622 Hospitals (Including State and Local Government) 11,990 13,510 1,520 12.6% 

71-72 Leisure and Hospitality 29,710 31,460 1,750 5.9% 

51, 54-56, 
81 

Information/Prof. Services/Other Services 43,300 46,780 3,480 8.0% 

 Government (Excluding US Postal, State and Local 
Education and Hospitals)

(2)
 

18,730 19,330 600 3.2% 

Source: Office of Economic Advisors, Wisconsin Department of Workforce Development, April 2011. 

 

Population and Housing Forecasts 
 

According to recent projections by the United States Census Bureau and the Wisconsin 
Department of Administration (WDOA), which go through 2030, the Village of Allouez is 
expected to grow to 16,259 people by 2020 and to 16,619 people by 2030. This will result  
in population growth rates for the Village of Allouez of 16.3 percent by 2020 and by a 
total of 18.9 percent between 2010 and 2030. By comparison, Brown County is projected  
to grow by 7.9 percent by 2020 and by a total of 14.8 percent between 2010 and 2030. The 
past and projected populations for the Village of Allouez are shown in Figure 1-9. 
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Figure 1-9:  Past and Projected Populations for Allouez, 1960-2030 

 
Sources:  U.S. Census Bureau 2010, Wisconsin Dept. of Administration, 2012. 

Based on the population projections supplied by WDOA, the Village of Allouez can 
expect to add approximately 2664 people over the next 20 years. 
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CHAPTER 2 

Land Use 

The purpose of the plan’s Land Use chapter is to compile an inventory of the existing 
land use patterns and to recommend a future direction for development that is consistent 
with the desired character of the community. 

 
Existing Land Use 

 
To plan for future land use and development in Allouez, it is important to consider 
existing land uses and development trends. A land use inventory, which classifies 
different types of land use activities, is a useful means of identifying current conditions. 
Various trends that help to establish the future land use plan can also be identified by 
comparing land use inventories from previous years. 

 

The Brown County Planning Commission conducts a countywide land use inventory 
every decade. Fieldwork for the most recent inventory was completed in June 2000 and 
updated in the spring of 2002 for the Village of Allouez. Using this data, the various land 
use categories were broken down by acreage. Figure 2-1 summarizes the land use 
composition of the Village, and Figure 2-2 shows the location of the existing land uses 
within the Village. 

 

Additionally, as part of the Riverside Drive and Webster Avenue Corridor Study 
completed in 2015, GRAEF Engineering and Planning conducted a land use inventory for 
much of the non-residential land north of HWY 172 to the Village’s border with Green 
Bay. This inventory went a step further than the Brown County inventory, by breaking 
down the non-residential building square footage in the study area by use and the level  
of utilization – occupied, vacant/underutilized, space for lease, and property for sale. 
This information is useful for the Village, as well as business owners and developers in 
identifying existing space that can be better utilized or uses that the Village should 
increase or improve on. 

 

Residential Land Uses 

In 2002, Allouez  had  1,451.04  acres devoted to residential land  use, which  represented 
61.5 percent of the Village at that time. These residential uses are scattered throughout  
the Village and are mixed with several institutional and commercial uses. 

 
 

  
Multifamily housing in Allouez Multifamily housing in Allouez 



28 

Land Use 
 

 

 
 

 

Figure 2-1:  Village of Allouez Land Use Acreages, 2012 
 

 Land Use Code Land Use Description Acres Total 

Residential 110 Single-Family Residential 1340.94  

 130 Two-Family 51.3  
 150 Multi-Family 40.87  
 190 Land Under Development 10.96  
 199 Vacant Residence 6.97 1451.04 

Commercial 210 Retail Sales 35.61  

 230 Shopping Centers 13.36  
 250 Retail Services 37.04  
 270 Office Parks 12.52  
 299 Vacant Commercial 3.22 101.75 

Industrial 310 Manufacturing 1.44  

 382 Enclosed Storage 2.91 4.35 

Transportation 417 Off-Street Parking 7.1  

 440 Rail Related 13.32 20.42 

Communication 537 Water Supply Wells 1.45  
and Utilities 572 Water Supply Booster/Pumping Station 3.3  

 577 Water Supply Storage tanks/Reservoirs 0.4 5.15 

Institutional and 600 General Institutional or Governmental Facilities 2.69  
Governmental 611 Administrative Buildings 6.3  
 614 Municipal Garages 8.61  
 631 Police/Fire Stations/Offices 0.68  
 638 Prisons/Jails 50.3  
 640 Educational Institutions/Governmental Facility 0.46  
 641 Pre-School/Day Care 0.77  
 642 Primary Schools 35.01  
 661 Hospitals 4.54  
 663 Clinics 29.64  
 665 Long-Term Health Care Facilities 13.41  
 684 Fraternal Organizations/Clubhouses 2.44  
 690 Religious and Related Facilities 71.41  
 691 Churches/Temples/Synagogues 22.87  
 694 Cemeteries 76.62 325.75 

Outdoor 
Recreation 

721 

735 

Designated Historic/Cultural/Archaeological Sites 

Lawns/Yards 

34.62 

1.44 

 

 736 Parks/Parkways/Forest-Related Picnic Areas 196.61  
 741 Playfields/Ball Diamonds Volleyball Courts 15.23  
 747 Trails 42.68  
 751 Athletic Field 39.26  
 781 Boat Launching Sites/Areas 0.2 330.04 

Agriculture 805 Open Space 11.15 11.15 

Natural Areas 950 Other Natural Areas 105.85  

 951 Woodlands 1.74  
 952 Wetlands 3.12 110.71 
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The vast majority of the Village’s residential land uses are single-family residences. In 
2012, 92.4 percent of the acres devoted to residential use were for single-family homes, 
while two-family residences (duplexes) and multifamily residences represented about 3.5 
and 2.8 percent, respectively, of the Village’s housing acreage in the survey year. The 
two-family residential units in Allouez are mixed with single-family units throughout the 
Village. Several duplex units are located in the largely  single-family  neighborhoods 
south of STH 172 and west of Webster Avenue, and several other Allouez neighborhoods 
contain duplexes, as well. The Village’s multifamily units are somewhat mixed with the 
single-family units, but the multifamily units tend to be located along Riverside Drive, 
Webster Avenue, East River Drive, and other major streets in Allouez. 

 
Commercial Land Uses 

 
Commercial land uses occupied 101.75 acres in 2012, which represented 4.3 percent of the 
Village at that time. There are currently several pockets of commercial activity in  
Allouez, but the heaviest concentration of activity is along Webster Avenue and 
Riverside Drive north of Allouez Avenue. This commercial area contains banks, drug 
stores, restaurants, automobile dealerships, and a variety of other destinations that serve 
the Village and surrounding communities. 

 

The Village’s smaller commercial clusters also serve the region to an extent. Some 
examples include two grocery stores, a health/tennis club, the shopping plaza on Libal  
St. and Greene Ave., and the plaza on Hoffman Rd. and East River Dr. In addition to 
these uses, the people who live near the intersection of Libal Street and East Greene 
Avenue have convenient access to a bank, frozen custard shop, and other neighborhood 
commercial uses. 

 
Industrial Land Uses 

 
Industrial land uses occupied only 4.35 acres in 2012, which represented a mere 0.2 
percent of the Village at that time. The only existing industrial uses in the Village are 
located along the Fox River north of the railroad tracks, and these uses are  largely 
devoted to storage. The number of industrial acres will not likely increase in the future 
because many Allouez residents indicated during the planning process that additional 
industrial uses should not be developed. 

 
Institutional Land Uses 

 
Institutional land uses occupied 325.75 acres in 2012, which was the Village’s  third 
largest land use category at that time. Although slightly more than 50 of these acres are 
devoted to the state correctional facility, the majority of the acres are occupied by 
religious facilities, cemeteries, schools, and other institutions that serve the Village and 
surrounding communities. 
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Cerebral Palsy Center in Allouez Allouez Community Center 

 

 
At various points during the comprehensive planning process, people commented that 
they appreciate having a variety of community and regional services in Allouez, but they 
do not like the tax-exempt status of the parcels these uses occupy. This issue  is  
addressed in greater detail later in the chapter. 

 
Outdoor Recreation Uses 

 
Outdoor recreational land uses occupied 330.04 acres in 2012, which represented 14.0 
percent of the Village at that time. This land use category includes the Village’s many 
parks, the Fox River and East River Trails, athletic fields, and other passive and active 
outdoor facilities. 

 
Agricultural Land Uses 

 
The Village has completely developed all of the agricultural land within the community’s 
borders. 

 
Natural Areas 

 
The Village’s natural areas, which occupied 110.71 acres in 2012, are largely comprised of 
rivers and streams. Nearly all of the rest of these acres are natural areas that are located 
along the Fox and East River shorelines, but the Village also contains a few small 
woodland areas. 



32 

Land Use 
 

 

 
 
 

 

Land Use Trend Analysis 

 
Supply and Demand 

Figure 2-3 shows that the demand for vacant parcels of land in the Village of Allouez has 
decreased since the peak in 2002. The low demand for vacant parcels is not surprising 
since the Village is almost entirely developed, and the majority of the Village’s vacant 
parcels are in floodplains. 

 

Figure 2-3:  MLS Vacant Parcels Sold, 1993-2012 
 

 
Source:  REALTORS® Association of Northeast Wisconsin, 2013. 

 
 

 

According to the REALTORS® Association of Northeastern Wisconsin, the average 
selling price for a vacant lot in Allouez increased rapidly from 2002 to 2007 remained 
fairly steady between 1997 and 2001 (see Figure  2-4).       The prices ranged from a low of 
$23,880 in 1998 to a high of $54,180 in 1999, but the other three years closely resembled 
the 1998 figure. All of these lots were served by the public water and sewer systems. 
Existing home prices in Allouez are discussed further in the plan’s Housing chapter 
(Chapter 5). 
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Land Prices 

Figure 2-4:  Average Selling Price for Vacant Lots, 1993-2012 
 

 
Source:  REALTORS® Association of Northeast Wisconsin, 2013. 

 

Existing and Potential Land Use Conflicts 

 
Existing Conflicts 

The only notable land use conflict in Allouez is the rail line that runs near several homes 
on the north end of the Village, but the line is minimally used and could be proposed for 
abandonment in the future. The rest of the Village's existing residential, commercial, and 
other land uses complement each other very well. 

 

Potential Conflicts 

Throughout the comprehensive plan development process, Allouez residents made it 
very clear that they believe the Village should not add industrial, large-scale commercial, 
or other intensive land uses over the next 20 years. Based on this input, the Village's 
existing land use pattern, and the recent development approval actions of the Village, it  
is very unlikely that land use conflicts will exist in the future. 

 
20- Year Projections in 5-Year Increments 

 
The Wisconsin Comprehensive Planning Law requires communities to estimate the 
amount of land they will need for residential, commercial, industrial, and agricultural 
land uses during the 20-year planning period. The law also requires the communities to 
break the 20-year period into 5-year growth increments to determine where sewer, water, 
and other services will need to be extended to accommodate the growth. 
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Allouez's situation is somewhat unusual in that its services already reach its boundaries, 
nearly all of its land is developed, and it cannot expand in any direction in the future. 
Instead of determining where sewer and other services would have to be extended, the 
comprehensive plan emphasizes the redevelopment of existing parcels, the rehabilitation 
of existing homes, the development of the few remaining vacant parcels, and the 
maintenance and replacement of the Village's existing infrastructure. These issues are 
addressed in this and subsequent plan chapters. 

 
Future Land Use Recommendations 

 
Because Allouez is almost entirely developed and is unable to expand its borders, the 
future land use plan focuses on the development of the Village's few remaining vacant 
parcels, the rehabilitation of some of the Village's existing homes, and the redevelopment 
of some of the Village's aging commercial, industrial, and institutional properties. The 
plan also recommends expanding many of the development concepts that have already 
been implemented in the Village. Concepts like integrating compatible commercial uses 
with residential neighborhoods, designing commercial uses to conform with surrounding 
neighborhoods, providing sidewalks and trails to encourage face-to-face interaction and 
enable people of all ages to reach some of their destinations on foot, and calming traffic  
in some of the Village's neighborhoods have made Allouez a pleasant place to live and 
work, and these concepts should continue to be implemented as the Village develops and 
redevelops in the future. Many of these concepts are addressed in this chapter of the  
plan, and others are discussed in subsequent chapters or in the Riverside Drive and 
Webster Avenue Corridor Study as well. 

 

Existing Neighborhoods 

Some of the Village’s neighborhoods already contain the mixture of residential and non- 
residential uses that other communities are trying to establish, and many of those that do 
not contain this mixture are not too far away from a store, park, school, or other 
destination. The problem facing Allouez is that it is difficult to reach many of these 
destinations without a motorized vehicle because many of the Village’s streets are not 
complemented by sidewalks. The installation of sidewalks is addressed in the plan’s 
Transportation chapter (Chapter 3), but the Village should also consider the  
establishment of additional destinations (small stores, etc.) in existing neighborhoods. 

 

Placing a dot on a map and saying that a neighborhood commercial use will eventually 
occupy the parcel will not guarantee that a commercial use will appear. However, the 
Village should consider the development of additional small commercial nodes within 
existing neighborhoods that can serve the neighborhoods and the community. Chances 
are that people interested in establishing a dentist’s office, hair salon, or other 
neighborhood-compatible commercial use will want to locate at or near one of the 
community’s collector or arterial street intersections, but the Village should also be 
willing to consider the establishment of compatible commercial developments within 
existing residential neighborhoods. In addition to providing places where neighbors can 
casually interact with each other, the additional neighborhood commercial  
establishments would offer nearby residents incentives to remain in the neighborhood 
instead of seeking a “better” neighborhood elsewhere.      These uses would also enhance 
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neighborhood security by providing street activity while many residents are away at 
work. 

 

  
Neighborhood dentist’s office Allouez Village Centre 

Redevelopment and Rehabilitation Opportunities 

Since Allouez is almost entirely developed and is unable to expand its borders, the 
Village should concentrate on maintaining existing developments and on redeveloping 
sites that are vacant or in poor condition. The Riverside Drive and Webster Avenue 
Corridor Study highlights five areas in the north part of the Village that should be 
focused on for redevelopment. Some of these highlighted areas and other potential 
redevelopment sites are discussed briefly in this section. 

 
North Side Neighborhoods (Old Allouez) 

 

Many of the homes that line McCormick Street, East Garland Street, South Irwin Avenue, 
and the other streets in the north section of the Village have minimal setbacks, front 
porches, variable designs with similar scales, and other features of the “traditional 
neighborhood developments” that are being created throughout the country. But since 
the neighborhood is relatively old, some of the homes are in need of rehabilitation. 

 

According to a representative of the Green Bay Planning Department’s Neighborhood 
Development Division, the City has received several requests for housing rehabilitation 
assistance from residents of Allouez’s north side neighborhoods. These requests are 
typically referred to the Village or to the Wisconsin Housing and Economic Development 
Authority (WHEDA), but the Village does not have a housing rehabilitation program  
that can respond to these inquiries. 

 

It is likely that portions of this part of Allouez could be identified as target areas for 
housing grants to rehabilitate the homes. Beginning in 2013 the Brown County Planning 
Department began serving as the lead county for the Northeastern Wisconsin  
Community Development Block Grant – Housing (CDBG-Housing) Region. The regional 
counties of Brown, Calumet, Door, Fond du Lac, Kewaunee, Manitowoc, Marinette, 
Outagamie, Sheboygan, and Winnebago are eligible for CDBG-Housing funding passed 
through Brown County from the State of Wisconsin. Funds may be used in “non- 
entitlement communities” only, which excludes the Cities of Appleton, Fond du Lac, 
Green  Bay,  Neenah,  Oshkosh,  and  Sheboygan,  since  they  already  receive  a     direct 
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allocation of housing funds from the U.S. Department of Housing and Urban 
Development (HUD). 

 

CDBG-Housing funds may be utilized for the following eligible activities: 
 

 Zero-percent deferred loan payment housing rehabilitation loans to low- and 
moderate- income (LMI) owner-occupied households. Projects could include  
such actions as replacement of private onsite wastewater treatment systems, new 
electrical or plumbing systems, lead paint or asbestos abatement, roof 
replacement, or any other rehabilitation deemed necessary to meet housing 
quality standard (HQS) inspection. 

 

 Low percentage rate deferred and/or installment housing rehabilitation loans to 
owners of LMI renter-occupied units. 

 

 Accessibility improvements such as wheelchair ramps and wider doorways for 
LMI households and homeless facilities. 

 

 Homebuyer assistance such as down payment and eligible closing costs. 
 

 Conversion of structures into dwelling units affordable to LMI households. 
 

 Small-scale neighborhood oriented public facilities improvements that support 
affordable housing initiatives such as sewer and water lateral extensions to 
property lines, streets, sidewalks, curb-cuts, and demolition of dilapidated 
structures. 

 
Marine Street Industrial Area 

 

Marine Street is one of the areas identified in the Riverside Drive and Webster Avenue 
Corridor Study as a key site for redevelopment. The study suggests the Village work  
with the property owners to redevelop the site into an entertainment district, with mixed 
use and high density residential development being proposed. 

 

Former Village Hall Site (1649 South Webster Avenue) 
 

Although the site would typically be seen as a commercial opportunity because it is 
situated on a heavily traveled street, the Village should consider the creation of a mixed- 
use development that contains commercial and residential units. This kind of 
development would fit well with the bank, video store, homes, and other land uses that 
surround the site and would improve the customer base of the new and existing area 
businesses. 

 

Webster Avenue and St. Joseph Street Intersection 
 

As part of the Riverside Drive and Webster Avenue Corridor Study, the Village held 
open houses and solicited public comment. Through this public outreach, the consultants 
identified a desire by residents to have a sense of place or “center” within the village to 



37 

Land Use 
 

 

 
 

 

gather for work and entertainment. The one place that has potential to become identified 
as the Village “Center”, perhaps a downtown, would be the corners of St. Joseph Street 
and Webster Avenue. This intersection is the 100% corner with the busiest degree  of 
traffic and the sense of activity in all four directions. However, what is missing is the 
visual and social intensity of activity commensurate with community center districts.  
This area should feel like a person has arrived at the “center” of the community – a sense 
of commercial activity and movement on all four quadrants. As new buildings develop 
(and older ones are rehabilitated) additional structures should be placed close to the  
street edge. The architecture can be both contemporary and traditional, but it should 
create a strong corner intersection as opposed to conventional suburban setbacks. All  
four corners should embody mixed-use activities. Buildings should be multistory with 
residential or office uses placed above retail. Surface parking should be used to 
accommodate retail activities but it must be placed in the back or in narrow strips. 

 

Former Towne and Country Supper Club Site (3245 Riverside Drive) 
 

The former Towne and Country Supper Club site near the Riverside Drive and 
Stambaugh Road intersection has been vacant for several years, but three parcels next to 
the site were recently developed into a veterinary clinic, and a small office building.  
Since this part of the Village is largely residential, the Village should encourage the 
development of uses that can serve the surrounding neighborhoods. The Village should 
also consider allowing additional residential units to be built at the currently vacant 
northwest corner of Riverside Drive and Stambaugh Road. 

 

Possible Development Opportunities on Tax-Exempt Land 
 

It was mentioned earlier in this chapter that several Allouez residents are concerned 
about the significant number of tax-exempt land parcels in the Village, and Allouez does 
have a higher percentage of tax-exempt land than other Brown County communities of 
similar size (see Figure 2-6 for the locations of tax-exempt parcels in Allouez). 

Figure 2-5:  Tax-Exempt Land in Allouez, De Pere, and Howard, 2012 
 

 
Community 

Developable 
Acres* 

Tax-Exempt 
Acres* 

Percentage of Tax-Exempt 
Acres 

Allouez 2,360 708 30.0% 

De Pere 4,006 783 19.5% 

Howard 10,187 1,865 18.3% 
Source:  Brown County Land Record Database 
*Does not include street rights-of-way or waterways. 

 

Many of these properties were developed several decades ago when Allouez was a rural 
area south of Green Bay, but they remain within the fully developed Village today. 

A significant amount of the Village’s tax-exempt land is devoted to cemeteries, churches, 
schools, and state facilities that will not be available for development in the future, but 
some of the land that is owned by the Catholic Diocese of Green Bay is vacant and could 
accommodate new commercial or other uses. Allouez should work with diocese 
representatives to identify potential development projects and sites. These  projects 
would enable the Village to establish new places where people can live and/or visit and 
allow the Village to collect tax revenue from the new buildings. 
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Summary of Recommendations 
 

 The Village should consider the development of additional small commercial nodes 
within existing neighborhoods that could serve the neighborhoods and the 
community. 

 

 Allouez should work with Brown County to identify housing rehabilitation target 
areas in the Village. Once this is done, the Village should consider applying for 
CDBG-Housing rehabilitation grants. 

 

 The Village should consider allowing the development of additional commercial and 
possibly some riverfront residential uses (such as townhouses or condominiums). 

 

 Allouez should sell the existing village hall site for a use that generates taxes for the 
Village. 

 

 Although the existing village hall site would typically be seen as a commercial 
opportunity because it is situated on a heavily traveled street, the Village should 
consider the creation of a mixed-use development that contains commercial and 
residential units. 

 

 The Village should encourage the development of uses on the former Towne and 
Country Supper Club (3245 Riverside Drive) site that could serve the surrounding 
neighborhoods. The Village should also consider allowing additional  residential 
units to be built at the currently vacant northwest corner of Riverside Drive and 
Stambaugh Road. 

 

 Allouez should work with representatives of the Catholic Diocese of Green Bay to 
identify potential development projects on sites owned by the diocese. These  
projects would enable the Village to establish new places where people could live 
and/or visit and allow the Village to collect tax revenue from the new buildings. 

 

 The Village should continue to seek out ways to develop and redevelop areas  that  
are identified in the Riverside Drive and Webster Avenue Corridor Study. 



40 

 

 

 



41 

CHAPTER 3 
 

 

 

 

 

CHAPTER 3 
 

Transportation 

This section of the plan discusses the existing transportation system and recommends 
methods of creating a more comprehensive multi-modal transportation system in the 
Village. 

 
Existing Transportation System 

 
Streets and Highways 

Allouez currently contains two state highways, three county trunk highways, and many 
village streets. These streets and highways are currently the primary means of reaching 
the Village’s residential, commercial, institutional, and other destinations (see Figure 3-1 
for the Village’s street and highway system). 

 

Functional Classification System 

A component of a street and highway system is the functional classification network. 
This network is typically based on traffic volumes, land uses, road spacing, and system 
continuity. 

 

The four general functional classifications are freeways, arterials, collectors, and local 
streets.  These classifications are summarized below. 

 

Freeways: Freeways are controlled-access highways that have no at-grade intersections 
or driveway connections.  STH 172 is an example of a freeway in Allouez. 

 

Arterials: Principal and minor arterials carry longer-distance vehicle trips between 
activity centers. These facilities are designed to provide a very high amount of mobility 
and very little access. 

 

Collectors: Collectors link local streets with the arterial street system. These facilities 
collect traffic in local areas, serve as local through routes, and directly serve abutting land 
uses. 

 

Locals: Local roads and streets are used for short trips. Their primary function is to 
provide access to abutting land uses, and traffic volumes and speeds are relatively low. 

 

The current street pattern in Allouez enables some vehicle trips to occur on the local and 
collector streets because some of them are well connected. However, the Village also 
contains several cul-de-sacs, horseshoe roads, and other streets that do not provide 
convenient connections to surrounding streets. This lack of street connectivity in many 
parts of the Village forces motorists to use the arterial streets at some point during nearly 
every trip,  and  this concentration of  traffic can create  barriers to other     transportation 
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modes (such as walking, bicycling, and transit). Figure 3-2 shows the Village’s existing 
functional classification system. 

 
Pedestrian and Bicycle Facilities 

 
As previously mentioned, Allouez’s existing transportation system is largely comprised 
of village streets, county highways, and state highways. Some of the Village’s major 
streets have sidewalks, with Libal Street also including a signed bicycle route running 
parallel with the road. Bicycle lanes and sidewalks have been added to Allouez Avenue. 
Sidewalks have also been added to Riverside Drive. The Village also recently introduced 
the “Safe Routes to School” program. This program encourages and identifies safe and 
accessible ways for children to walk or bike to school, promoting a more sustainable and 
healthier transportation method. 

 

Despite currently having relatively few sidewalks and only one bicycle route, the Village 
does contain portions of the Fox River and East River Trails. As their names suggest, 
these asphalt trails run along the Fox and East Rivers on the Village’s west and east sides. 
The Fox River Trail is 12 feet wide and relatively straight, so it is a very attractive route 
for transportation and recreational trips. The East River Trail, however, is a narrower 
facility that tends to follow the meander of the river, which makes the trail very  
appealing for recreational trips but impractical for work commutes and other 
transportation trips. 

 

Consistent with the Village Safe Routes to School and Bicycle and Pedestrian Plan, the 
Village continues to plan and consider for future bicycle routes and sidewalks when 
planning and implementing major road construction and reconstruction projects. The 
existing Village pedestrian and bicycle system is shown in Figures 3-3 and 3-4. 

 
Transit 

 
Allouez is currently served by one transit route along Webster Avenue. This route is 
shown in Figure 3-5. The route runs predominately along Webster Avenue, with a spur 
running down Hoffman Road, up Libal Street, and down Broadview Drive, leading back 
to Webster Avenue. 

 

In 2001, the Brown County Planning Commission studied the number of people who get 
on and off the fixed route buses at all of the stops in the service area during an average 
day. This study found that relatively few people boarded and exited the buses along the 
segments of the four fixed routes that serve the Village. Although it is difficult to 
accurately judge how often a route is used by sampling an average day, the results of this 
study suggest that the demand for transit service in Allouez is  currently  low.  
Specialized Transportation Services for the Elderly and Disabled (Paratransit) 

 

Allouez’s inclusion in the Green Bay Metro service area allows the Village to be served 
by Metro’s paratransit provider.  Metro’s paratransit service allows clients in Allouez to 
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be picked up at their homes and taken directly to their destinations in vehicles that 
accommodate wheelchairs, scooters, and riders who do not require mobility devices. 

 

This service provides another transportation option to elderly and disabled Allouez 
residents who need assistance to reach medical appointments, grocery stores, and other 
destinations throughout the Metro service area. The paratransit service is also one of the 
primary means of enabling clients to reach the Cerebral Palsy Center and other agencies 
within the Green Bay Metro service area. 

 
Rail Transportation 

 
Allouez currently contains one active freight rail line that runs across the northern 
portion of the Village (see Figure 3-1 for the line’s location). This line does not currently 
serve any developments in Allouez, and the narrow rail trestle that crosses Libal Street 
makes walking and bicycling very uncomfortable in this area. 

 
Air Transportation 

 
Austin Straubel International Airport is approximately four miles west of Allouez (see 
Figure 3-6 for the airport’s location). Commercial service is currently provided by 
American Airlines, Delta Airlines, MetJet, and United Airlines. Charter service is 
provided by Executive Air and Titlevillage Jet Center. Air cargo service is provided by 
Northwest Cargo. The Village’s economy is not significantly affected by the airport at  
this time. 

 
Trucking 

 
Because Allouez contains only one active industrial development and commercial  
activity is relatively low, much of the heavy truck traffic in the Village is attributable to 
trucks passing through on State Trunk Highway (STH) 172, Riverside Drive (STH 57), 
and Webster Avenue (County Trunk Highway X). However, various businesses within 
the Village still rely on occasional truck trips to import and export goods. These trips 
typically occur on state and county highways, but trucks occasionally need to travel on 
Village streets to reach their destinations. 

 
Water Transportation 

 
Allouez currently has one marina on the Fox River, but this is the extent of the Village’s 
reliance on the river for commercial activity. The Village also does not currently rely on 
the Port of Green Bay to import or export goods. The port’s location is shown in Figure 3-
6. 
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Future Transportation System 

 
Allouez’s land use pattern and transportation system are largely oriented toward 
motorized vehicles, but the Village does contain some areas where land uses are mixed 
and people can reach their destinations without a car. The Village also contains a few 
areas that can accommodate higher density infill development and redevelopment that 
includes a mix of residential, commercial, and institutional uses. This section of the 
Transportation chapter identifies the major aspects of Allouez’s transportation system 
and recommends methods of developing them over the next 20 years to create a 
comprehensive multi-modal transportation system. The chapter also discusses the land 
use patterns that should be promoted during this period to create this system. 

 
Village Streets 

 
Allouez currently has few multi-lane streets, but some of the Village’s streets are still at 
least 40 feet wide. The Village also contains some  cul-de-sacs and  several long blocks 
that provide infrequent connections to intersecting streets (such as in the Hoffman Road 
and South Webster Avenue areas). In addition to being expensive to construct and 
maintain, the wide streets encourage people to drive rapidly through neighborhoods, 
school zones, and other areas where high speeds are not appropriate. The long blocks, 
cul-de-sacs, lack of sidewalks, and separation of land uses also do more than encourage 
people to drive from place to place – they often force them to drive because other 
transportation modes are not practical. 

 

To enhance everyone’s ability to safely and efficiently navigate the Village’s street system 
with and without personal vehicles, the Village needs to: 

 

 Increase street connectivity and intersection frequency when possible. 
 

 Minimize barriers to pedestrian and bicycle travel. 
 

 Encourage people to drive at appropriate speeds by installing traffic calming devices 
on existing streets. 

 

 Improve accessibility and safety at intersections and other potential conflict points. 
 

Methods of achieving these aims are addressed in this section. 
 

Develop Well Connected Street Patterns 

To enable and encourage people to walk and bicycle to and within the Village, Allouez 
should encourage the development of additional street connections if opportunities arise 
in the future. Additional street connections in the Village will also provide motorists 
several route options and avoid concentrating traffic on relatively few streets. A 
comparison of well-connected and conventional street patterns is shown in Figure 3-7. 
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Figure 3-7: Comparison of Well Connected and Conventional Street Patterns 
 

 
 

Enable Developers to Build Narrow Streets 

The Village currently requires streets to be at least 32 feet wide and rights-of-way to be at 
least 70 feet wide. However, these widths are often not necessary (especially in the 
Village’s neighborhoods) and force the Village to maintain a significant amount of land 
that could instead be taxable property. 

 

Figure 3-8:  Street and Right-of-Way Width Standards Summary 
 

 
 

Street Type 

 

Right-Of-Way 
Width * 

Pavement 
Width 

(curb face to 
curb face) 

 

Driving Lane 
Width 

 

On-Street 
Parking 

Parking Areas 
Defined by 

Curbs? 

Collectors 60 feet 34 feet 9 - 10 feet Both Sides Yes 

Local Streets 
     

No parking 
allowed 

 

40 feet 
 

18 feet 
 

9 feet 
 

None 
 

No 

Parking on 
one side 

 

46 - 48 feet 
 

22 - 24 feet 
14 - 16 feet 
travel lane 

 

One Side 
 

If Needed 

Parking on 
both sides 

 

50 - 52 feet 
 

26 - 28 feet 
10 - 12 feet 
travel lane 

 

Both Sides 
 

If Needed 
* The right-of-way width includes the widths of the driving area, parking area, curbs, terraces (between the 
sidewalk and street), and sidewalks. 

 

To address this issue, the street width requirements should be amended in the Village’s 
subdivision ordinance to enable developers to build narrower streets. The ordinance 
should also be amended to establish right-of-way width standards that do not require the 
acquisition of more right-of-way than necessary. A summary of street and right-of-way 
standards that should be considered by the Village is included in Figure 3-8. These 
standards are based on recommendations in Residential Streets (third edition), which was 
developed   by   the   Urban   Land   Institute   in   conjunction   with   the   Institute       of 
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Transportation Engineers, National Association of Homebuilders, and American Society 
of Civil Engineers. 

 

The implementation of these standards will enable the Village to reserve only the land it 
needs to accommodate its streets, sidewalks, and terraces and to construct streets that 
conform to the development concepts addressed in the comprehensive plan. 

 

Define the Parking Areas of Streets 

The parking areas of streets should be defined by curb extensions at many of the  
Village’s intersections. If a block is relatively long, extensions should also be placed at 
other points along the street. The curb extensions will prohibit drivers from using the 
parking lanes as passing or turning lanes at intersections and encourage people to drive 
slowly when parked vehicles are not present. The curb extensions will also minimize 
pedestrian crossing distances at the Village’s intersections. Pictures of curb extensions 
located in the Village and in De Pere are pictured below. 

 

  
Curb extensions on W Briar Lane Curb extension along Grant Street in De Pere 

 
 

Encourage Developers to Build Narrow Streets 

Once the Village changes its codes to enable developers to build narrower streets, it 
should encourage developers to build narrower streets by offering them a streamlined 
approval process for their developments, greater development densities, development  
fee rebates, and other incentives that will encourage them to deviate from the status quo. 

 

Avoid Expanding Streets to Four or More Lanes 

Although it is unlikely that most of the Village’s streets would be considered for 
widening in the future, two-lane streets like Libal Street, East River Drive, Hoffman  
Road, and Allouez Avenue might be seen as candidates for widening as traffic levels 
continue to rise. However, street widening has proven to not be an effective long-term 
method of relieving traffic congestion, so the Village and Brown County should save the 
millions of dollars that would be necessary to expand these streets and maintain their 
two-lane configurations. Maintaining these and other streets as two-lane facilities would 
also minimize barriers to pedestrian and bicycle travel and encourage people to drive at 
appropriate speeds through the Village’s neighborhoods. 
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If traffic congestion becomes a problem in the future (which, if it occurs, will likely be  
due to large-scale commercial developments outside of Allouez), the Village should 
maintain its two-lane streets and utilize efficient traffic control techniques at intersections 
(such as roundabouts) that allow motorists to travel efficiently through Allouez at 
reasonable speeds. This approach will ultimately save the Village and County a 
significant amount of money and allow the community to continue to be very livable. 

 

Design Intersections to Maximize Safety and Accessibility 

The Village should utilize street design techniques that reduce vehicle speeds, minimize 
the possibility of conflicts, and enhance traveler awareness to maximize pedestrian, 
bicyclist, and motorist safety and accessibility at the Village’s intersections. Techniques 
that should be used include roundabouts, curb extensions at intersections, and other 
street design features. The narrower street widths recommended for the Village could 
also help make intersections safer by controlling the speed of vehicles as they approach 
the intersections. 

 

The Riverside Drive and Webster Avenue Corridor Study specifically calls for the 
realignment of Derby Lane and Garland Street at Webster Avenue. This current 
intersection configuration makes it difficult to cross over Webster Avenue. The Village 
should assess the goals of this intersection and come up with a long-term solution that 
will make this a safer intersection for motorists, bicyclists, and pedestrians, while 
maintaining  the quiet residential character of these cross streets. 

 

Working with the state government in promoting goals like “Zero in Wisconsin,” is 
another example of increasing the safety of the Village streets and preventing avoidable 
traffic deaths and traffic related incidents. 

 
Roundabouts in Brown County 

 
There are currently many single- and double-lane roundabouts in Brown County, 
including the new one in Allouez located at the intersection of Allouez Avenue and Libal 
Street. Brown County Planning Commission conducted a study on roundabouts that 
examined the safety, efficiency, and other impacts between 1999 and 2001. This study 
found that roundabouts have made intersections more accessible to pedestrians and 
bicyclists and safer for everyone. 

 

  
Lineville/Cardinal roundabout in Howard Allouez/Libal roundabout in Allouez 
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Potential Roundabout Locations in Allouez 

 
The Village should work with the Brown County Planning Commission and Highway 
Department to study the possibility of installing single-lane roundabouts at several 
intersections in Allouez. Some intersections that should be studied include: 

 

 Allouez Avenue (CTH O) and East River Drive. 
 

 Webster Avenue (CTH X) and Hoffman Road (CTH XX). 
 

 Hoffman Road (CTH XX) and East River Drive. 
 

 Libal Street and St. Joseph Street. 
 

 Libal Street and Hoffman Road (CTH XX). 
 

The Village should also investigate the installation of smaller neighborhood traffic circles 
at minor intersections throughout Allouez to calm traffic and enhance the appearance of 
neighborhoods. 

 
Pedestrian and Bicycle Facilities 

 
The Village should continue to promote walking or biking as a viable and healthier 
alternative means of transportation. However, many Village streets do not include 
sidewalks on either side and therefore, many activities that normally occur on sidewalks 
are occurring in the driving areas. On an average day, a person  can  see  residents 
walking on the Village’s streets, neighbors talking to one another in front of their homes 
while being avoided by passing vehicles, and people doing other activities that should 
occur outside of the street. Many less-experienced bicyclists may also have trouble 
sharing many of the Village’s major streets with motorized vehicles because the motorists 
and bicyclists are not sure where they are supposed to travel on the wide streets. To 
create a pedestrian and bicycle system that complements the Village’s street system, the 
Village needs to: 

 

 Expand the development of land use patterns that enable and encourage walking  
and bicycling. 

 

 Create a safe, continuous pedestrian system throughout the Village. 
 

 Enable people to easily reach developments in the Village on foot or by bicycle. 
 

 Implement the recommendations suggested in the Safe Routes to School Bicycle and 
Pedestrian Plan completed in 2011. 

 

Methods of achieving these aims are addressed in this section. 
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Mixing Land Uses Throughout the Village 

To enable and encourage people to make additional walking and bicycling trips in 
Allouez, the Village should implement the Land Use chapter’s recommendations for 
mixing land uses within neighborhoods to create destinations that can be easily reached 
by pedestrians and bicyclists. The mixing of residential, commercial, institutional, and 
recreational uses will enable people of all ages and physical abilities to travel from place 
to place without a motorized vehicle, which will significantly improve mobility for all 
Village residents and minimize traffic on the existing street system. 

 

  
Neighborhood commercial uses in Allouez Residential/office development in Allouez 

Both of the mixed-use developments shown in the photographs are located in an area 
that allows people to reach them on foot, by bicycle, by bus, and by private vehicle. 
Access to these developments would be even easier if the street networks in the 
surrounding areas were better connected, but these street patterns will not likely change 
in the future because the neighborhoods are fully developed, and it would be very 
expensive to create another STH 172 crossing. 

 

Figure 3-9 compares a conventional land use and street pattern with a mixed land use  
and grid street pattern. The dotted circle on the diagram represents a 500-foot radius, 
which is a distance that most people feel comfortable walking. This diagram 
demonstrates that a greater number and variety of destinations are easily reachable on 
foot (and by bicycle) when land uses are mixed and streets are frequently interconnected. 
Although this type of highly connective street pattern will not likely be possible 
throughout the developed portions of the Village, this pattern should be strongly 
considered in new developments and in areas of existing development that are 
significantly modified in the future  to enable people to circulate easily. 
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Figure 3-9:  Segregated Land Uses vs. Mixed Uses with High Connectivity 
 

 
 

Developing a Continuous Sidewalk System 

In the Village Streets section, the transportation plan recommends methods of calming 
traffic and making the Village’s intersections safer and more accessible for motorists, 
pedestrians, and bicyclists. These improvements should be accompanied  by  a 
continuous sidewalk system that can be created through the following three-step process: 

 
Step 1: Require developers to include sidewalks in all new development and redevelopment 
proposals. The Village should begin the process of creating its  continuous  sidewalk 
system by requiring developers to include sidewalks in all new development and 
redevelopment proposals. Once a proposal is received by the Village, the  Village’s 
Zoning and Planning Committee will determine if the sidewalk can and should be 
included in the project. 

 

Step 2: Install sidewalks along major streets and walk routes.  Next,  the  Village  should 
attempt to install sidewalks along both sides of all existing home-to-school  walking 
routes and along all existing collector and arterial streets. These sidewalks will enable 
children to walk outside of the driving area and will provide people a safe place to walk 
along the streets that carry high volumes of traffic. Providing sidewalks along St. Joseph 
Street, Allouez Avenue, and other major streets that connect to Riverside Drive will also 
help residents safely reach the Fox River Trail and the businesses along the west side of 
the street. 

 

Step 3: Attempt to construct sidewalks along the rest of the Village’s streets by  
identifying demand and consulting residents prior to street reconstruction projects. The 
Village should also attempt to construct sidewalks along the rest of the Village’s existing 
streets by identifying neighborhoods where people want sidewalks and meeting with 
residents prior to street reconstruction projects to determine if street narrowing and 
sidewalks should be elements of the projects. The Village should also ensure that it 
retains its existing sidewalks when new developments replace old ones. 

 

This process will help to create a continuous pedestrian system that serves several 
destinations within and immediately outside of the Village, but the Village should also 
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consider developing a sidewalk installation and maintenance policy to address priorities, 
funding, and other sidewalk-related issues. 

 

Continuing to Develop a Pedestrian and Bicycle Trail System that Complements the 
Sidewalk System 

Allouez should consider developing additional trails by purchasing land, cooperating 
with area utility companies to utilize utility easements, and requiring developers to 
dedicate land for trails before approving their development proposals. In addition, the 
Village should work at increasing the east-west connections within the Village. The 
Village could partner with the Wisconsin Department of Natural Resources and Brown 
County to acquire and develop a trail on the currently active railroad corridor if it is 
proposed for abandonment in the future. The Riverside Drive and Webster Avenue 
Corridor Study also calls for the development of an “Arboretum Trail,” running the 
length of St. Joseph Street. The arboretum trail would have a continuous double row of 
trees along with a sidewalk on the north side of the street. This trail would be a perfect 
opportunity, not only to connect the Fox River with the East River, but also connect the 
residential neighborhoods with what is proposed as being new commercial 
developments. 

 

The Village developed an addition to the East River Trail thru Weise Park, the City of De 
Pere and Ledgeview. The Village should also continue to show support for a pedestrian 
bridge across the Fox River, potentially utilizing the railway crossing if rail service is 
abandoned along this route or using an adjacent bicycle and pedestrian facility on HWY 
172 when the highway is redeveloped. 

 

Designing Developments That Provide Direct Access to Sidewalks and Streets 

Some of the Village’s existing buildings are difficult to reach on foot or by bicycle because 
they were built a significant distance from the street and are fronted by large parking lots 
that are difficult for walkers and bikers to cross. An example of this in Allouez is the 
commercial development at the northeast corner of the Webster/St. Joseph intersection, 
which is lined with commercial destinations that have large setbacks and a large parking 
lot between the buildings and street. To enable and encourage people to travel to 
destinations in the Village with and without motorized vehicles, the Village should 
encourage developers to submit new and redevelopment projects that have buildings 
with zero or minimal setbacks, parking in the rear, and other similar features (Figure 3-10 
shows examples of auto- vs. pedestrian- and transit-oriented development patterns). 
People will still be able to reach their destinations with motorized vehicles, but these 
design features will also enable and encourage people to travel to them using other 
transportation modes. 
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Figure 3-10: Pedestrian- and Transit-Oriented Development vs. Automobile-Oriented 
Development 

 

 
 
 

Ensuring That All Transportation Structures Have Pedestrian and Bicycle Facilities 

The Village should continue to work with the Wisconsin Department of Transportation 
and Brown County Highway Department to ensure that all of the Village’s bridges, 
interchange overpasses, and other transportation structures have adequate pedestrian 
and bicycle facilities when they are constructed or reconstructed. The new Allouez 
Avenue Bridge over the East River is a good example of how the Village and County  
have cooperatively improved pedestrian and bicycle access, and these accommodations 
should be included at the start of future projects to avoid the cost and inconvenience of 
retrofitting structures. 

 

Enabling People to Travel Easily Between Subdivisions and Other Developments 

Throughout most of the Village, the well-connected street patterns recommended earlier 
in this chapter will not be feasible due to the presence of existing development  or 
physical constraints. However, as opportunities present themselves over the next several 
years, the Village should consider designating public rights-of-way at or near the end of 
the cul-de-sacs, horseshoe roads, and other streets for multi-use paths that connect to 
neighboring subdivisions, schools, parks, and other destinations. These paths should be 
between 10 and 12 feet wide and paved to accommodate pedestrians, bicyclists,   skaters, 
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and other non-motorized uses. This width and surface will also be able to handle 
authorized vehicles, such as park and public works trucks. The Village has already 
established rights-of-way that provide access to Webster School and other destinations, 
and it should continue to do this in other parts of Allouez when possible. 

 

Developing land use patterns that enable and encourage walking and bicycling, creating 
a safe and continuous pedestrian system, and enabling people to easily reach 
developments from the streets and sidewalks will dramatically increase mobility for 
everyone in Allouez. This enhanced mobility and choice of viable transportation modes 
will also help attract new residents of all ages to the Village, improve access to Village 
businesses, and allow the Village’s existing and future street system to handle traffic 
efficiently. 

 
Transit 

 
Over the last several years, Green Bay Metro and the Brown County Planning 
Commission have studied the feasibility of extending bus service to the apartment 
complexes on West Briar Lane and to other parts of the Village, and service was briefly 
extended to Riverside Drive and to a segment of East River Drive south of STH 172 in the 
1990s. Although the extension to the apartments did not occur and East River Drive 
services were discontinued due to low ridership, the Village continues to be well served 
by public transit. 

 

Figure 3-5 shows the Metro route that currently serves the Village. The route bisects the 
Village, running primarily down the Village’s main arterial road, Webster Avenue. 
Studies have identified that people are willing to walk one-quarter mile to use a bus. A 
good portion of the Village’s occupied parcels are located within one-quarter mile of the 
bus route, but many people who live close to the route must walk a significant distance  
to reach a bus stop. Since mass transit requires a dense commercial and residential 
development pattern and streets that frequently interconnect for the service to be 
attractive and efficient, the current land use densities and street patterns in Allouez make 
providing effective transit service difficult. To make mass transit a more attractive and 
economically efficient transportation option, the Village needs to establish the pedestrian 
system and other recommendations in the Land Use and Transportation chapters of the 
comprehensive plan. Once these features are in place, the bus route that serves Allouez 
should be evaluated to determine if route and/or schedule modifications should be 
proposed to Green Bay Metro. 

 

Specialized Transportation Services for the Elderly and Disabled 

As long as Allouez participates in the Green Bay Metro system, the Village’s elderly and 
disabled residents will have access to the service offered by Metro’s paratransit provider. 
Although there are other companies in Brown County that offer the same  service,  
Metro’s paratransit provider is able to offer clients a very low per-trip rate that is largely 
subsidized by Metro. The Metro paratransit provider is also obligated to pick up and 
drop off clients within time limits specified in a contract with Metro (which is based on 
standards in the Americans with Disabilities Act), so the service is very reliable.  
Retaining access to this service will be very important in the future as Allouez’s relatively 
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old and established population continues to age, and agencies, such as the CP Center and 
other facilities continue to rely on Metro’s paratransit provider to transport clients to and 
from their facilities. 

 
Highways 

 
Special Emphasis Area:  Riverside Drive (STH 57) 

It is currently very difficult to reach the Fox River Trail, businesses, and other  
destinations on the west side of Riverside Drive (STH 57) from the highway’s east side 
because traffic travels at high speeds, motorists do not have to stop unless they encounter 
a red light at the STH 172 ramp intersection, and the highway is relatively wide.  
Reaching Riverside Drive using a mode other than a personal vehicle is also very hard 
because St. Joseph Street, Allouez Avenue, and other streets that connect to Riverside 
Drive from the east lack sidewalks and bicycle accommodations. Several sidewalk 
connections have been added to Riverside Drive, but several more are planned to be 
added in the future. 

 

  
It is currently difficult to cross Riverside Drive… …but     pedestrian     refuges     and     other    design 

modifications could make crossing easier. 
 
 

Highways are typically seen as facilities that are designed to move traffic efficiently, but  
it is very important to consider the area the highway serves when deciding how it should 
be designed. Since Riverside Drive is situated between the Village’s thousands of 
residents and many of its commercial and recreational facilities, the highway’s design 
should be modified where possible to enable people to easily and safely cross it on foot, 
by bicycle, and by motorized vehicle. 

 

In September of 2002, a representative of the Brown County Health Department asked 
Allouez staff if the Village would be interested in participating in a walkable community 
workshop in the spring of 2003. These workshops, which are funded by grants from the 
Wisconsin Department of Transportation, have been held in several communities 
throughout Wisconsin as a means of bringing people together to identify methods of 
making their communities more pedestrian-friendly. 

 

In June of 2003, the workshop was held to identify methods of creating safe pedestrian 
crossings  along  Riverside  Drive.   The  participants included Allouez  Village Board and 
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Plan Commission members, Village staff, representatives of the Wisconsin Department of 
Transportation and Brown County Planning Commission, area business owners, and 
others who have a stake in reducing the highway’s barrier effect and the authority to 
implement the recommended improvements. 

 

After the completion of the workshop, a more thorough study of the Riverside Drive 
corridor was desired to determine if safe pedestrian crossings could be established along 
the highway and where these crossings should be placed. The area was included in the 
Safe Routes to School Bicycle and Pedestrian Plan, which made several recommendations 
for the Riverside Drive corridor. Now that Riverside Drive is being redeveloped, efforts 
are being made by the village to work with the Wisconsin Department of Transportation 
to include the aforementioned recommendations, as well as other bicycle and pedestrian 
accommodations in the project. 

 
Rail Transportation 

 
Freight Rail 

The rail line that runs through the northern section of the Village currently carries 
relatively few trains, and none of these trains serve any Allouez destinations. Since the 
Village is not planning to develop any rail-dependent commercial or industrial uses in  
the future and the rail line is incompatible with the residential neighborhoods it passes 
through, the Village should monitor activity on the rail line and contact the Wisconsin 
Department of Natural Resources if the line is proposed for abandonment in the future.  
If abandonment is proposed by the railroad, the Village should urge the DNR to  
purchase the right-of-way to enable the rail bed to be converted to a multi-use trail. 

 

Passenger Rail 

The implementation of a passenger rail service would enhance the attractiveness  of 
public transit to residents by enabling them to use the bus to reach what would likely be 
the area’s primary MRRI terminal in Green Bay. This service would also provide another 
means for Allouez residents to travel throughout the Midwest without using their 
personal vehicles. However, the Green Bay Metropolitan Area has currently  
discontinued plans for a passenger rail service. 

 
Air Transportation 

 
Austin Straubel International Airport will continue to provide air service to people 
traveling to and from Allouez, and the expansion of Allouez’s commercial base over the 
life of the plan would likely increase the demand for air freight service at the airport. 
Allouez should work with representatives of the airport to support the retention and, if 
possible, expansion of air carriers that offer passenger and freight service. 
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Trucking 

 
The Village does not currently have a formal system of truck routes because nearly all of 
the existing heavy truck trips occur on the county and state highways. However, if the 
Village should acquire additional commercial and other truck-generating land uses, the 
Village should consider identifying streets where heavy trucks are allowed to travel. 
These truck routes should be designed to minimize impacts on residential areas and 
inform truck drivers of the most efficient routes into and out of the Village. 

 

Once this system is identified, the Village should mark the truck routes with street signs 
that distinguish them from the other Village streets. One method of doing this would be 
to paint the truck route street signs a unique color so they can be easily identified by  
truck drivers. This approach has been used by the Village of Ashwaubenon for several 
years to enable truckers to determine if they can drive on certain streets before they 
unknowingly enter them illegally. 

 
Water Transportation 

 
To ensure that Allouez’s current and future interests are considered by Port of Green Bay 
representatives, the Village should remain active in the port’s plan development process. 
Participating in this process enables the Village to inform the port planners of its 
intentions to utilize the port over the coming years and ensure that modifications to the 
port’s policies and facilities are consistent with the Village’s long-term economic 
development strategy. 

 
Funding to Help Develop the Village’s Transportation System 

 
To help the Village fund the development of its multi-modal transportation system, it 
should apply for transportation grants from various sources over the next several years. 
The Wisconsin DNR and Wisconsin DOT offer grant programs that would provide some 
funding for the Village projects. 

 

The Village should also investigate other grant opportunities as they arise in the future 
and explore opportunities to partner with neighboring communities. 

 
Consistency with State and Regional Transportation Plans 

 
State and Regional Bicycle and Pedestrian Plans 

The bicycle and pedestrian system recommendations in the Allouez plan are consistent 
with the goals of the Wisconsin and Brown County bicycle and pedestrian plans.  Like  
the state and regional bicycle and pedestrian plans, many of the recommendations in the 
Allouez plan are designed to increase the number of people using these transportation 
modes and to ensure that walkers and bikers are able to travel safely throughout the  
area. 



63 

Transportation 
 

 

 
 

 

State and Regional Highway Plans 

Several aspects of the state and regional highway systems in this area were addressed 
throughout the chapter. 

 

State and Regional Rail Plans 

The state railroad plan is currently being developed by WisDOT, and the Allouez plan 
addresses freight rail service in the Village. 

 

State Airport Plan 

The Wisconsin State Airport System Plan 2020 recognizes Austin Straubel International 
Airport as an important component of the state’s airport system, and the Allouez plan 
recommends that the Village work with representatives of the airport to support the 
retention and, if possible, expansion of air carriers that offer passenger and freight 
service. 

 

Regional Waterway Plans 

The importance of Allouez’s participation in the development of Brown County’s port 
plan is addressed in the Transportation chapter. 

 
Summary of Recommendations 

 
This chapter recommends the following policies: 

 

 To enable and encourage people to walk and bicycle throughout the Village, Allouez 
should encourage the development of additional street connections if opportunities 
arise in the future. 

 

 The Village’s subdivision ordinance should be amended to enable developers to  
build narrower streets. The ordinance should also be amended to establish right-of- 
way width standards that do not require the acquisition of more right-of-way than 
necessary. 

 

 The parking areas of streets should be defined by curb extensions at many of the 
Village’s intersections, and extensions should also be placed at other points along 
long uninterrupted blocks. The curb extensions will prohibit drivers from using the 
parking lanes as passing or turning lanes at intersections and encourage people to 
drive slowly when parked vehicles are not present. The curb extensions will also 
minimize pedestrian crossing distances at the Village’s intersections. 

 

 Once the Village changes its codes to enable developers to build narrow streets, it 
should encourage them to build narrow streets by offering them incentives. 

 

 If traffic congestion becomes a problem in the future, the Village should not expand 
its two-lane streets. Instead, the Village should utilize efficient traffic control 
techniques at intersections (such as roundabouts) that allow motorists to travel 
efficiently through Allouez at reasonable speeds. 
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 The Village should utilize street design techniques that reduce vehicle speeds, 
minimize the possibility of conflicts, and enhance traveler awareness to maximize 
pedestrian, bicyclist, and motorist safety and accessibility at the Village’s 
intersections. Techniques that should be used include roundabouts, curb extensions 
at intersections, and other street design features. 

 

 To enable and encourage people to make additional walking and bicycling trips in 
Allouez, the Village should implement the Land Use chapter’s recommendations for 
mixing land uses within neighborhoods to create destinations that can be easily 
reached by pedestrians and bicyclists. 

 

 The Village should create a continuous sidewalk system by requiring developers to 
submit development and redevelopment proposals that include sidewalks, 
attempting to add sidewalks along all existing home-to-school walking routes and all 
existing collector and arterial streets, and attempting to build sidewalks along  the 
rest of the Village’s streets by identifying demand and consulting residents prior to 
street reconstruction projects. The Village should also retain its existing sidewalks 
when new developments replace old ones and consider developing a sidewalk 
installation and maintenance policy to address priorities, funding, and other 
sidewalk-related issues. 

 

 The Village should continue to develop additional trails, where feasible, by 
purchasing land, cooperating with area utility companies to utilize utility easements, 
and, where appropriate, requiring developers to dedicate land for trails before 
approving their development proposals. In addition, the Village should work with 
the Wisconsin Department of Natural Resources and Brown County to acquire and 
develop a trail on the currently active railroad corridor if it is proposed for 
abandonment in the future. 

 

 To enable and encourage people to travel to destinations in the Village with and 
without motorized vehicles, the Village should encourage developers to submit new 
and redevelopment projects that have buildings with zero or minimal setbacks, 
parking in the rear, and other features similar to those recommended in the plan’s 
Land Use chapter. 

 

 The Village should continue to work with the Wisconsin Department of 
Transportation and Brown County Highway Department to ensure that all of the 
Village’s bridges, interchange overpasses, and other transportation structures have 
adequate pedestrian and bicycle facilities when they are constructed  or 
reconstructed. 

 

 As opportunities present themselves over the next several years, the Village should 
consider designating public rights-of-way at or near the end of the cul-de-sacs, 
horseshoe roads, and other streets for multi-use paths that connect to neighboring 
subdivisions, schools, parks, and other destinations. 

 

 To make mass transit a more attractive and economically efficient transportation 
option, the Village needs to establish the pedestrian system and other 
recommendations    in    the    Land    Use    and    Transportation    chapters    of    the 
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comprehensive plan. Once these features are in place, the bus routes that serve 
Allouez should be evaluated to determine if route and/or schedule modifications 
should be proposed to Green Bay Metro. 

 

 Continue to utilize Green Bay Metro’s subsidized paratransit service as a 
transportation option for the Village’s elderly and disabled residents. 

 

 Now that the walkable community workshop is completed, a more thorough study 
of the corridor should be done to determine if safe pedestrian crossings could be 
established along the highway and where these crossings should be placed. 

 

 Allouez should monitor activity on the rail line that runs along the north end of the 
Village and contact the Wisconsin Department of Natural Resources if the line is 
proposed for abandonment in the future. If abandonment is proposed by the  
railroad, the Village should urge the DNR to purchase the right-of-way to enable the 
rail bed to be converted to a multi-use trail. 

 

 Allouez should work with representatives of Austin Straubel International Airport to 
support the retention and, if possible, expansion of air carriers that offer passenger 
and freight service. 

 

 As the intensity of commercial and other truck-generating land uses develops, the 
Village should consider identifying streets where heavy trucks are allowed to travel. 
Once this system is identified, the Village should mark the truck routes with street 
signs that distinguish them from the other Village streets. 

 

 To ensure that Allouez’s current and future interests are considered by 
representatives of the Port of Green Bay, the Village should participate in the port 
plan development process that began in 2002. 

 

 To help the Village fund the development of its multi-modal transportation system, it 
should apply for transportation grants from various sources over the next several 
years. 

 

 Explore opportunities to widen the East River Trail and recommend a discussion on 
bike/pedestrian accommodations on 172. 

 

 Use the Safe Routes to School Bicycle and Pedestrian Plan to guide future multi- 
modal improvements. 

 

 The Village should continue evaluating the goals and safety of every intersection, 
specifically the intersections of Derby Lane and Garland Street with Webster Avenue. 

 

 The Village should continue to seek out ways to increase and improve the number of 
east-west connections, specifically the “Arboretum Trail,” running the length of St. 
Joseph Street. 
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CHAPTER 4 

Economic Development 

Local governments play an increasingly critical role in promoting private sector  
economic development because economic strength is critical to the vitality of a 
community. Economic development is the process by which a community organizes and 
then applies its energies to the task of creating the type of business climate that will foster 
the retention and expansion of existing businesses, attraction of new businesses, and 
development of new business ventures. 

 

Economic development efforts to create jobs are important beyond generating additional 
income for the Village residents. These efforts can help to generate additional tax base  
for the provisions of local services and may assist in establishing an environment for 
long-term economic vitality. 

 

The key to an economic development strategy is having a quality product/community to 
market. The entire Village of Allouez Comprehensive Plan is geared toward promoting 
future development in Allouez in a manner that supports a high quality community that 
is attractive to existing and new businesses. 

 
Labor Force Analysis 

 
Figure 1-7 in the Issues and Opportunities chapter indicated that Village of Allouez 
residents have achieved a higher level of education than the populations of Brown 
County and the State of Wisconsin as a whole; with nearly 35 percent of the population 
aged 25 and over having a bachelor’s or graduate degree. Figure 4-1 shows that the 
percentage of Village residents 16 years of age and above that are in the labor force is 
significantly lower than the percentage of people of the same age in the labor force in 
Brown County and Wisconsin. Allouez’s 2010 unemployment rate of 3.6 percent is also 
lower than Brown County’s 4.5 percent and the state’s 4.6 percent. The data suggest that 
there is a somewhat less active workforce in Allouez, which is probably due to the higher 
median age of Allouez residents (see Figure 1-3) and the related retirement of these 
individuals. 

 

Figure 4-2 shows that Allouez has a high percentage of people employed in occupations 
such as management, professional and related occupations, sales and office occupations, 
finance, insurance, real estate rental/leasing, and educational, health, and social services. 
These numbers reflect the presence of major employers and various health facilities and 
organizations. 
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Figure 4-1: Employment Status by Percentage of Population 16 Years and Above 

 
 Wisconsin Brown County Village of Allouez 

In Labor Force 69.0% 70.8% 61.6% 

Civilian labor force 68.9% 70.7% 61.6% 

Employed 64.4% 66.2% 58.0% 

Unemployed 4.6% 4.5% 3.6% 

Armed Forces 0.1% 0.1% 0.0% 

Not in labor force 31.0% 29.2% 38.4% 
Source:  2010 Census Data, U.S. Census Bureau 

Figure 4-2: Employed Civilian Population as a Percentage of People 16+ Years 
 

Village of 
Wisconsin Brown County Allouez 

Occupation 

Management, professional, and related occupations 33.0% 32.1% 44.5% 

Service occupations 16.1% 16.0% 12.9% 

Sales and office occupations 24.5% 26.9% 27.9% 

Farming, fishing, and forestry occupations NA NA NA 

Construction, extraction, and maintenance occupations 9.2% 8.4% 3.9% 
Production, transportation, and material moving    
occupations 17.2% 16.5% 10.8% 
Industry 

Agriculture, forestry, fishing, hunting, and mining 2.5% 1.5% 0.4% 

Construction 6.0% 5.0% 3.8% 

Manufacturing 18.7% 17.9% 13.7% 

Wholesale trade 3.0% 3.5% 3.2% 

Retail trade 11.5% 11.5% 13.9% 

Transportation and warehousing and utilities 4.5% 7.0% 5.6% 

Information 2.0% 1.7% 3.7% 

Finance, insurance, real estate, and rental and leasing 6.4% 7.8% 7.1% 
Professional, scientific, management, administrative,    
and waste management services 7.6% 6.9% 6.5% 

Educational, health and social services 22.0% 20.6% 24.9% 
Arts, entertainment, recreation, accommodation and    
food services 8.3% 9.4% 7.8% 

Other services (except public administration) 4.0% 4.4% 6.9% 

Public administration 3.5% 2.9% 2.5% 
Source:  2010 Census Data, U.S. Census Bureau 
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Economic Base Analysis 

 
The economic base of the Village of Allouez is intricately tied to that of the greater Green 
Bay Metropolitan Area in terms of employment and business opportunities. Key  
industry groups in the Green Bay Metropolitan Area include healthcare, paper and 
related products, insurance, financial services and government offices, hospitality, food 
processing, and logistics (trucking, warehousing, and related services). 

 
Economic Development Assessment 

 
The Village of Allouez has a minimal amount of vacant land available for economic 
development, but it does have sufficient infrastructure in the form of sewer and water 
utility services available to serve the vacant land that does exist. While the limitations of 
available land exist, they do not preclude the Village from attracting new businesses and 
promoting the expansion of existing businesses. It is important for the community to 
focus its attention on existing businesses and to try to make the best use of the limited 
amount of land that is still available. 

 

It is not realistic for the Village of Allouez to expect to recruit a large manufacturing 
employer, such as a paper mill, due to the lack of available vacant land. The public 
participation process for this plan has made it clear that the emphasis on economic 
development activity should focus on businesses that are compatible with the residential 
character of the community. However, there are many businesses that generate tax base 
and provide beneficial services and quality employment opportunities that could fit into 
existing underutilized structures or on land that is presently sitting vacant. 

 

A majority of residents in the Village of Allouez travel to other communities within the 
Green Bay Metropolitan Area for the majority of their retail business and for employment 
opportunities. The Village of Allouez does, however, have sufficient density and 
population to generate a market area for many products, services, and retail activity. 

 
Strengths and Weaknesses for Attracting/Retaining Business and 
Industry 

 
It is necessary to look at the factors that influence the economic climate in the Village of 
Allouez. From a quality of life perspective, the Village has a high quality housing stock 
that has maintained its value for several decades. The Village is largely comprised of 
higher density residential development with an appealing network of community trails 
providing access to an excellent park system. Several smaller neighborhood commercial 
centers already exist throughout the community, as well. The Village is also fortunate to 
have excellent access to Interstate 43 and US Highway 41/141 from STH 172. The Village 
is located within quick commuting distance to quality higher education institutions, 
entertainment centers, medical facilities, and other urban amenities. 

 

In regard to electrical and natural gas utilities, the Village has sufficient service capacity 
for future growth and development.       Telephone service is comparable to service in the 
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rest of Brown County. Allouez residents have water and sewer utilities provided by the 
Village and sewage treatment provided by the Green Bay Metropolitan Sewage District. 
Due to the compact urban densities that exist in the Village, services are provided in an 
efficient, cost-effective manner. 

 

The Village of Allouez is adjacent to the City of Green Bay to the north, the Fox River to 
the west, the City of De Pere to the south, and the Village of Bellevue to the east across  
the East River. The Village is centrally located within the Green Bay Metropolitan Area 
and is less than an hour’s drive to the Fox Cities area, which includes the Cities of 
Appleton, Kaukauna, Neenah, Menasha, and Oshkosh. The Village  is also relatively  
close to the Lake Michigan shore communities of Manitowoc, Two Rivers, and 
Sheboygan, the Door County community of Sturgeon Bay, and the City of Shawano to  
the west. The Village also has the benefit of rail, harbor, and airport facilities that exist 
within the Green Bay Metropolitan Area. 

 

The Land Use element of this plan identifies limited existing and vacant areas for light 
industrial sites adjacent to the Fox River, but the industrial marketability of these sites is 
limited due to limited acreage and because they are adjacent to commercial and 
residential land uses. The sites’ locations along the Fox River are better suited for 
commercial and residential uses that would be able to take advantage of the view of the 
water and convenient access to the Fox River Trail. 

 

Several commercial sites exist, but the total acreage and size of any one parcel is limited. 
It is possible that additional commercial activity could occur in the vicinity of Libal Street 
and/or St. Joseph Street, but it is likely that this activity will occur elsewhere in the 
Village during the planning period. Adequate police protection is provided through a 
contract with the Brown County Sheriff’s Department. The Green Bay Metro Fire 
Department provides fire and ambulance protection. 

 

Economic development services to assist businesses with location or relocation are 
provided throughout Brown County by Advance, which is the economic development 
section of the Green Bay Area Chamber of Commerce. Training services for businesses  
are provided by UW-Green Bay, St. Norbert College, the UW-Extension offices, and 
Northeastern Wisconsin Technical College (NWTC). While none of these educational 
institutions are located in the Village of Allouez, they are all within a 30-minute drive. 

 
Future Business and Industrial Properties 

 
Future sites for commercial development are being proposed with consideration of the 
community’s desire to encourage businesses that are compatible with the Village’s 
predominantly residential character. Presently, the Village has several neighborhood 
commercial centers that contain small neighborhood-oriented businesses (such as  
medical clinics, small shops, and other commercial uses) that primarily serve the 
immediate areas. 

 

Some commercial strip activity has developed along Riverside Drive and Webster 
Avenue, and a limited amount of industrial development exists next to the Fox River on 
Marine Street.         This area, however, is being transformed into more  of a retail area for 
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restaurants and businesses that have a relationship to the water. The Village should look 
at the current zoning of the riverfront properties and consider rezoning as needed. No 
other industrial property exists in the Village, and additional industrial uses will not be 
pursued in the future. The Village is very reliant on neighboring communities to provide 
industrial lands and employment opportunities for residents of Allouez. 

 

Heritage Hill State Park 

Heritage Hill State Park does not serve as a site for commercial activity, but it does 
provide a significant historical, cultural, and tourist attraction to the community. The 
Village should encourage future improvement plans for Heritage Hill to include a park 
access point on the vacant property south of STH 172 near the Fox River. This will create 
a destination for people using the Fox River Trail, promote greater recreational use of the 
riverfront, and create a very scenic focal point for the park. 

 
Commercial Design Standards 

 
The Village has had a strong history of requiring exceptional design from developers 
who want to construct commercial buildings on the limited amount of vacant property 
that exists in the Village. Many of the negotiations for these design issues have been 
completed by way of the requirements of the Planned Development District (PDD) of the 
Allouez Zoning Code and the site plan review process. The Village can promote high 
quality development and minimize the negative impacts of business development in the 
community through the use of zoning restrictions and design standards. A parallel 
review process that reduces the review time should still enable the Village to maintain  
the strict design standards that have resulted in a very high quality of development. 

 

Special care should also be taken to ensure that commercial and industrial activities are 
not located within environmentally sensitive areas (ESAs) by placing the ESAs in a 
conservancy zoning district. These features should be included in the design of business 
developments as integral amenities and, if possible, maintained in common ownership. 

 

Sensitivity to Parkways and Other Natural Areas 

Business development should be designed with consideration of the parkways that this 
plan identifies along the Village’s primary drainage corridors, which include the Fox 
River and the East River. These parkways will allow the corridors to remain mostly 
undeveloped as wildlife corridors, contribute to preserving the Village’s natural 
atmosphere, provide storm water management areas, and provide potential trail linkages 
to the rest of the Village. Where appropriate, the Village should require the dedication of 
land for trails or parkways before approving commercial development proposals. 

 

Natural areas and other green space should be incorporated into newly developed areas. 
Allouez should consider a policy of requiring the planting of street trees for commercial 
properties. The Village should also seek to preserve existing trees by either working with 
developers to design around the trees or through a tree preservation ordinance. The 
Village, Allouez Beautification Committee, and other volunteers have done an excellent 
job of planting and landscaping entranceways and street medians. This approach sets 
Allouez apart from other area communities and tells people that they are in a unique 
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community with high standards for beautification and a strong sense of community 
pride. 

 

Site Plan Review 

As mentioned in the plan’s previous chapters, business site plans should include 
sidewalks and possibly trails, parking (preferably behind the building), and parking lot 
landscaping standards, including landscaped islands within large parking lots that break 
up the expanse of asphalt. All of these features represent Traditional Neighborhood 
Development (TND), which the Village should promote and incorporate into the site  
plan review process. 

 

Brownfield Redevelopment 

For commercial and industrial uses, the Village should complete and maintain an 
inventory of existing vacant buildings and land identified as potentially contaminated 
(brownfield) with industrial or petroleum-based pollutants. This  information  can  be 
used to encourage infill development and redevelopment opportunities to  take 
advantage of existing infrastructure and services and to prevent blight created by vacant 
and dilapidated buildings and parcels. Once identified, brownfields should be cleaned 
and promoted for redevelopment through the use of state and federal brownfield 
cleansing funds and/or the PECFA funds addressed in the plan’s Land Use chapter. 

 
Village, County, Regional, and State Economic Development Programs 

 
This section contains a brief explanation of local economic development actions and a 
description of various agencies and programs that could potentially help the Village and 
Village’s businesses with loans and grants. 

 

Village 

Residents of the Village of Allouez rely heavily on the Green Bay Metropolitan Area and 
other nearby communities for many of their commercial needs. While commercial  
activity in the Village is limited, it is critically important that residents in the community 
patronize existing and new businesses in the Village. Failure to do so will result in a 
reduction of services and creation of vacant buildings. 

 

The Village could assist a local business by officially supporting the business within the 
Bay-Lake Regional Planning Commission’s Overall Economic Development Strategy 
document, which is published annually and submitted to the Wisconsin Economic 
Development Corporation. This document allows for businesses to be eligible for state 
grant consideration. 

 

The Village recently established its first TIF (Tax Increment Financing District), which 
could result in the community being an attractive place for people and businesses. The 
TIF originally came about as a means for developing the old Village Hall site, but 
expanded to include much of the Webster Avenue, Riverside Drive, and Marine Street 
corridors (See Figure 4-3 for a map identifying the TIF District Parcels). 
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Figure 2-9 

TID#1 Parcels 
Village of Allouez, Brown County, WI 

Economic Development 
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As part of the TIF program, the façade improvement program was developed to help 
maintain and enhance the overall attractiveness and commercial viability of existing 
businesses within the TIF by providing loans for approved façade improvements to 
existing structures. The TIF also provides funding as an incentive to developers, which 
will encourage economic development and redevelopment for new businesses locating to 
the district. This program is a long-term project that promises the redevelopment and 
economic success of the Village for years to come. 

 

The most important economic activity that Allouez could pursue is the creation of an 
environment that encourages entrepreneurs to engage in  business  activities. 
Encouraging entrepreneurs involves attracting new businesses and assisting existing 
businesses. The three areas most relevant to economic growth within the Village are 
business attraction, business retention, and commercial development. 

 

Business Attraction 

Business attraction involves letting businesses know what a community has to offer. 
Some of the activities that are involved in a business attraction program include: 

 

 Providing information on available sites. 
 

 Identifying labor and community characteristics. 
 

 Marketing sites to businesses that would be complementary to existing businesses or 
would provide diversity to the local economy. 

 

 Offering low-cost land, state or federal grants, or other incentives to encourage 
businesses to locate in the community. 

 

Business Retention 

Since a good portion of the economic growth that occurs is from businesses already in a 
community, business retention is essential. Activities associated with business retention 
programs include: 

 

 Helping businesses learn about potential sites for expansion, offering low-cost loans, 
and identifying state and federal grant funds to finance business expansions. 

 

 Providing business areas with efficient, reliable public services, such as snow 
removal, road repair, and sewer/water utilities. 

 

 Providing a contact person to answer business questions and solicit information from 
business leaders regarding local development problems. 

 

 The economic development committee is created to advise the Village Board 
regarding local business retention and recruitment. The committee is responsible for 
developing and recommending policies, procedures, organizations, and ordinances  
to the Village Board for adoption that best suit the community for a healthy and 
diversified economy. The committee provides businesses with an atmosphere to 
locate, innovate, grow, and prosper within our community. 
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 The Allouez Business Association (ABA) is an organization of local business owners 
and residents that focus on improving the relationships, development, and 
sustainability among Allouez’s business community. The sharing of ideas helps to 
ensure Allouez’s healthy economy for current and future businesses in our 
community. 

 

Commercial Development 

Commercial development activities allow communities to identify market needs and seek 
prospective businesses to fill the needs.  The Tax Incremental District (TID), created by  
the Village, promotes development that otherwise would not take place by enabling the 
Village to offer developer incentives and infrastructure improvements to developers and 
land owners whose developments meet the standards and goals established for the 
community. The Riverside Drive and Webster Avenue Corridor Study recommended 
amending the boundaries of TID#1, to include the development areas identified in the 
study. The Village Board approved this amendment in September 2015. 

 

Although Allouez has limited acreage available for new commercial development, it has 
promoted quality design and made the most of the limited land that is available. It is 
important that the Village wisely use any resources available to it to attract new 
businesses. The Village can take advantage of the Fox-Wisconsin Heritage Parkway 
project for an increase in tourism and economic development. 

 

The Village is presently a member of Advance, a branch of the Green Bay Area Chamber 
of Commerce. Advance acts in part as an informational and referral service for potential 
businesses and industries looking to locate in Brown County. This enables businesses  
and industries to hear about Allouez when it otherwise may have no knowledge of the 
opportunities available in the Village. 

 

Village Economic Development Revolving Loan Funds 

The village should take a role in actively marketing the Brown County Revolving Loan 
Fund that can provide low interest loans to businesses that would generate new 
employment opportunities and corresponding expansion of the Village’s tax base. 
Similarly, the Village should market other existing angel investment and micro loan 
funds that more specifically address the needs of entrepreneurial and start-up 
enterprises. Through its partnership with Advance, the economic development division 
of the Green Bay Chamber of Commerce, the Village of Allouez has access to 
developmental opportunities and grant information for the business community, as well 
as economic development marketing services. Additionally, the state of Wisconsin 
through its Wisconsin Economic Development Corporation (WEDC) has a large number 
of grant, tax credit, and low interest loan programs for retention of area companies as 
well as those in the startup phase and those experiencing business growth  and  the 
Village should interact with the WEDC area development manager for application of 
these programs as required by area businesses. 

 

County 

Businesses could use economic development loan programs, such as the Brown County 
Economic Development Revolving Loan Fund (which is offered through the Brown 
County Planning Commission), to provide low interest loans to businesses.  Through   its 
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partnership with Advance, the Village of Allouez has access to development and grant 
information, as well as economic development marketing services. In addition, all of 
Brown County has been designated as a community development zone by the 
Department of Commerce and is entitled to tax credits.  Additional information about  
this designation is available from Advance. 

 

Regional 

The Bay-Lake Regional Planning Commission annually creates a Comprehensive 
Economic Development Strategy (CEDS) report, which evaluates local and regional 
population and economic activity. Economic development trends, opportunities, and 
needs are identified within the CEDS report. All communities that are served by the 
commission (including the Village of Allouez) are invited to identify economic 
development projects that the community would like to undertake in the future. Those 
projects are included within the CEDS and may become eligible for federal funding 
through the Economic Development Administration (EDA) Public Works grant program. 

 

State 

The Wisconsin Economic Development Corporation has several grant programs that 
would be available to the Village of Allouez. The federally funded Community 
Development Block Grant (CDBG) program can be used for housing, economic 
development, and public facility improvements. The program is designed to assist 
economically distressed smaller communities with improvements to such things as 
utilities and streets, fire stations, community centers, and housing rehabilitation, as well 
as many other improvements needed by a community. Specifically, the CDBG-Public 
Facilities for Economic Development (PFED) program is designed to assist communities 
with expanding or upgrading their infrastructure to accommodate businesses that have 
made a firm commitment to create jobs and invest in the community. The CDBG- 
Economic Development (ED) program assists businesses that will invest private funds 
and create jobs as they expand or relocate in Wisconsin. Funds are awarded to a 
community, which then loans the funds to a business. The community may retain the 
repaid loan to capitalize a local revolving loan fund. 

 

Federal 

The US Department of Commerce’s Economic Development Administration programs, 
Public Works programs, and Economic Development Program for Public Works 
empower communities that are experiencing economic decline to revitalize, expand, and 
upgrade their physical infrastructure to attract new industry, encourage business 
expansion, diversify local economies, and generate or retrain long-term private sector 
jobs and investment. Due to the Village’s strong financial health, it is not likely that  
funds from this program would be available to Allouez. 

 

General Recommendations 

The following is a summary of economic development recommendations for the Village 
of Allouez: 

 

 The Village should focus its attention on existing businesses and try to make the best 
use of the limited amount of land that is still available for business development. 
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 Encourage businesses that are compatible with the Village’s predominantly 
residential character. 

 

 Encourage future improvement planning for Heritage Hill State Park to consider 
locating an access point to the park on vacant property located along the Fox River 
and with convenient access to the Fox River Trail. 

 

 Promote Packer Heritage Trail in Allouez. 
 

 Business development should be designed with consideration of the parkways that 
this plan identifies along the Village’s primary drainage corridors, which include the 
Fox River and the East River. 

 

 Continue to encourage the planting and landscaping of community entranceways 
and street medians. 

 

 Business site plans should include sidewalks and possibly trails (where appropriate), 
parking behind the building, and parking lot landscaping standards (including 
landscaped islands) within large parking lots to break up the expanse of asphalt. 

 

 Complete and maintain an inventory of existing vacant buildings and land identified 
as potentially contaminated (brownfield) with industrial or petroleum-based 
pollutants. 

 

 Encourage infill development and redevelopment opportunities to take advantage of 
existing infrastructure and services and to prevent blight created by vacant and 
dilapidated buildings and parcels. Brownfields should be cleaned and promoted for 
redevelopment through the use of state and federal brownfield cleansing and PECFA 
funds. 

 

 Encourage the redevelopment of existing structures and the development of new 
structures with designs that meet the standards established for the community by 
using economic development incentive revolving loan fund programs to assist in 
financing commercial projects that meet the goals of the Village. 

 

 The Village should continue to be a member of Advance (the economic development 
branch of the Green Bay Area Chamber of Commerce). 

 

 Work with Advance to attempt to promote their economic development revolving 
loan program to provide low interest loans to businesses that would generate new 
employment opportunities and expand the Village’s tax base. 

 

 The Village should be aware of and investigate the potential for economic 
development grant funds through the state and federal government. 

 

 Continue to utilize the Economic Development Committee (EDC) and work with the 
Allouez Business Association (ABA) as resources to promote business retention and 
attraction. 
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 The Tax Increment Finance (TIF) district was developed to promote development 
and redevelopment into the designated commercial district. 

 

 Encourage more commercial development around exiting public, recreational, and 
tourist facilities. 
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CHAPTER 5 

Housing 

The population in Allouez is generally older than other Brown County communities, 
which presents both challenges and opportunities for the Village. Providing a range of 
housing choices for an aging population while maintaining and offering housing choices 
for younger people and all other population groups is very important in order to keep  
the Village growing and vibrant. 

 

To provide affordable and varied housing to all income levels, the Village is promoting 
housing redevelopment and rehabilitation and the development of traditional 
neighborhoods in new and infill developments through the comprehensive plan. 
Redevelopment and rehabilitation would offer opportunities to manage the Village’s 
aging housing stock and maintain property values. Traditional neighborhood 
developments have the sense of place found in older, pre-World War II neighborhoods 
where the homes are closer to the street, have front porches, and garages are set back 
from the street. In addition to these architectural differences, different housing types 
(such as duplexes, townhouses, single-family homes, and retirement homes) are mixed 
within the neighborhood. This allows a person or family to remain in a neighborhood as 
housing needs change instead of having to move into completely new surroundings. 

 

The traditional neighborhood concept is recommended in the plan to provide developers 
with alternatives to the standard single-use suburban subdivision. These types of 
developments also provide quality, affordable housing for all first-time homebuyers, 
growing families, empty-nesters, retirees, the elderly, and everyone else in the Village. 
The Range of Housing Choices section of this chapter details how traditional 
neighborhood developments function and the rationale for recommending and 
promoting this concept in Allouez. 

 

The Issues and Opportunities chapter of the plan contains the forecasts for new housing 
units within the Village of Allouez over the coming years. The Housing chapter will  
build on these forecasts by identifying existing trends and characteristics of the housing 
market and providing recommendations on how to improve the existing housing stock 
and provide for the development of new and innovative housing practices. 

 
Housing Characteristics 

 
Age 

Figure 5-1 shows that 84.8 percent of the housing units in the Village of Allouez were 
built more than 20 years ago, with the single largest percentage being built in the post- 
WWII years. This coincides with the trend nationwide of people moving out of the city 
into suburban bedroom communities like Allouez. By comparison, only 69.0 percent of 
housing units in Brown County and 73.9 percent of units in the State of Wisconsin were 
built prior to 1990. Since over 84 percent of the housing units were built over 20 years  
ago,  the  housing  stock  within  the  Village  is  older  and  may  be  deteriorating.   Code 
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enforcement, rehabilitation, and redevelopment are means by which Allouez could 
ensure that the housing stock is maintained as it continues to age. 

 

Figure 5-1:  Age of Housing Units in the Village of Allouez, 2010 

Year Structure 
Built 

 

Allouez 
 

Percent 
Brown 
County 

 

Percent 
 

Wisconsin 
 

Percent 

2005-March 2010 25 0.4% 4,316 4.2% 101,535 3.9% 

2000-2004 244 4.3% 11,129 10.7% 216,702 8.3% 

1990-1999 587 10.4% 16,680 16.0% 361,764 13.9% 

1980-1989 592 10.4% 13,227 12.7% 256,008 9.8% 

1970-1979 1,168 20.6% 17,307 16.7% 395,231 15.1% 

1960-1969 1,163 20.5% 10,952 10.5% 261,128 10.0% 

1950-1959 1,163 20.5% 11,162 10.7% 293,060 11.2% 

1940-1949 297 5.2% 5,088 4.9% 159,053 6.1% 

1939 or Earlier 432 7.6% 14,069 13.5% 565,338 21.7% 

Total 5,671 100.0% 103,930 100.0% 2,609,819 100.0% 
Source: U.S. Bureau of the Census, 2010 Census of Population and Housing, Table DP-4 Profile of Selected 
Housing Characteristics. 

 

Structures 

 
Reflective of the Village being a post-WWII bedroom community, Allouez has a much 
higher percentage of 1-unit detached structures (81.4 percent) than both Brown County 
and the State of Wisconsin, which have 63.2 percent and 66.4 percent respectively. 
Allouez has a smaller percentage (6.6 percent) of 2-unit structures than the than both 
Brown County (9.0 percent) and the State of Wisconsin (6.9 percent). Similar trends can  
be seen in other classes of multifamily structure units. Only 6.8 percent of the Village of 
Allouez’s housing structures have three or more units, as compared to 21.0 percent in 
Brown County and 18.4 percent in the State of Wisconsin. These data are summarized in 
Figure 5-2. 
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Figure 5-2: Units in Structure for Allouez, Brown County, and Wisconsin (2010) 

Units in Structure Allouez Percent Brown County Percent Wisconsin Percent 

1-Unit Detached 4,618 81.4% 66,407 63.2% 1,732,919 66.4% 

1-Unit Attached 281 5.0% 5,246 4.9% 113,851 4.4% 

2 Units 372 6.6% 8,539 9.0% 180,413 6.9% 

3 or 4 Units 19 0.3% 3,441 3.9% 98,655 3.8% 

5 to 9 Units 149 2.6% 7,758 6.9% 123,839 4.7% 

10 to 19 Units 67 1.2% 4,687 4.5% 87,288 3.3% 

20 or More Units 154 2.7% 6,189 5.7% 173,490 6.6% 

Mobile Home 11 0.2% 1,661 1.8% 99,016 3.8% 

Boat, RV, Van, Etc. 0 0.0% 2 0.0% 348 0.0% 

Total 5,671 100.0% 103,930 100.0% 2,609,819 100.0% 
Source: U.S. Bureau of the Census, 2010 Census of Population and Housing. 

 
 

Contrary to other communities in Brown County, Allouez experienced a sharp decline, 
followed by a period of minimal growth, in building permits issued for new single- 
family homes and duplexes over the past ten years. The decline in new housing is most 
likely related to the fact that the Village does not have many large tracts of undeveloped 
land left. 

 

Figure 5-3 shows the number of new single-family and duplex housing units developed 
from 2002 through 2012 in the Village. 

 

Figure 5-3:  New Housing Unit Development, 2002-2012 

 
Source:  Village of Allouez Building Permits, 2002-2012. 
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Value 
 

According to the 2010 census, the Village’s median home value is $156,900. This is  
slightly lower than the median home values for Brown County ($159,900) and the State of 
Wisconsin ($169,700). As is displayed in Figure 5-4, by far the largest segment of the 
housing market in the Village is valued between $100,000 and $149,999, followed by the 
segment valued between $150,000 and $199,999. 

 

Figure 5-4:  Village of Allouez Housing Values, 2010 
 

 
Source: U.S. Bureau of the Census, Census 2010, Table DP-4 Profile of Selected Housing Characteristics. 

 
 
 

Between 1997 and 2001, the average selling price of a single-family home on the Multiple 
Listing Service (MLS) in the Village increased from $114,097.67 to $134,722.69, which is  
an average increase of over $20,600.00 per home sold in just five years. The selling prices 
in Allouez have steadily increased over the five-year period, even through the economic 
slowdown period after 1999. This trend, which is displayed in Figure 5-4, indicates a 
strong housing market in the Village. 

 

The number of homes sold from the MLS has remained relatively stable over the last five 
years. The period between 1997 and 1998 showed the largest increase (60 properties), 
while the period from 1998 to 2001 shows a slight decline. Figure 5-5 shows the number 
of homes sold from the MLS in the past 5 years. 



83 

Housing 
 

 

 
 

 

Figure 5-5: Total Multiple Listing Service Residential Properties Sold in Allouez, 2010-
2011. 

 
Source:  REALTORS® Association of Northeastern Wisconsin, 2013. 

 

Occupancy 

 
According to the U.S. Census, there were a total of 5,512 housing units within the Village 
of Allouez in 2000. This compares with 5,671 units in 2010, which is an increase of 159  
(2.9 percent) over the 10-year period. The percentage of owner-occupied and renter- 
occupied housing units remained steady over the 10-year period, with both types only 
fluctuating within 3 percent. Vacancy rates for owner-occupied units went up slightly 
during the 10-year period, where vacancy rates for renter-occupied units slightly 
decreased.  Figure 5-6 summarizes the changes that occurred between 2000 and 2010. 

 

Figure 5-6:  Change in Housing Occupancy Characteristics in Allouez, 2000-2010 
 

 2000 
Census 

 
% 

2010 
Census 

 
% 

Increase or 
Decrease 

Percent 
Change 

Housing Units 

Occupied Housing 

Units 

5,512 

5,397 

 5,671 
 

5,350 

 159 

-47 

2.9% 

-0.9% 

Owner-Occupied 4,586 85% 4,406 82.4% -180 -3.9% 

Renter-Occupied 811 15% 944 17.6% 133 16.4% 

Owner Vacancy Rate 0.70%  2.0%  1.3% 185.7% 

Rental Vacancy Rate 4.00%  2.3%  -1.7% -42.5% 

Source: U.S. Census Bureau Table DP-1 Profile of General Demographic Characteristics, 2000-2010. 
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Range of Housing Choices 

 
Allouez has a very high percentage of single-family residential uses (1 unit, detached) 
with 81.4 percent of the Village’s housing units falling into this category. The largest 
concentration of duplex and multifamily uses are located in the far southeastern part of 
the Village along East River Drive, while additional duplex concentrations can be found 
on West Coolidge Street and VandeHei Road. However, in the northern half of the 
Village, duplexes tend to be more mixed with single-family uses. Smaller multifamily 
uses are located primarily near busier intersections and commercial uses, such as South 
Webster Avenue and Broadview Drive and Libal Street and East Greene Avenue. 

 

In addition to the standard single-family homes, duplexes, and multifamily units, the 
Village has a number of condominium-style developments, which account for 3.4 percent 
of the total units in the Village. The Webster Heights development on Webster Avenue 
exemplifies this use. 

 

Some options Allouez has to increase the range of housing choices include 
redevelopment or rehabilitation of existing land uses, the development of housing 
options throughout the Village, and the utilization of traditional neighborhood 
development (TND) techniques. Some specific locations for these projects are addressed 
in the plan’s Land Use chapter and in the Riverside Drive and Webster Avenue Corridor 
Study. 

 
Redevelopment and Rehabilitation of Existing Residential Uses 

 
Information provided earlier in this chapter showed that Allouez’s housing stock is older 
than the overall stock in both Brown County and the State of Wisconsin.  According to  
the 2010 U.S. Census, nearly 85 percent of homes in Allouez were built before 1990. As 
time passes, the Village will need to address the aging housing situation and determine 
how it will redevelop and/or preserve these structures. Redeveloping some of the older 
housing units or developing new facilities can provide opportunities to introduce 
additional multifamily, as well as other affordable units, into the housing stock. 

 
Potential Residential Rehabilitation Areas 

 
An analysis of the 2000 U.S. Census data of housing values was completed utilizing the 
BCPC’s GIS system to determine where in the Village there may be a general need for 
residential rehabilitation. Although the census data is only detailed to the block group 
level, it does provide an idea of where the Village may want to concentrate its residential 
rehabilitation efforts. According to the 2000 U.S. Census, the far northeastern part of the 
Village (north of the railroad tracks and south between Libal Street and the East River to 
East St. Joseph Street) has the highest concentration of homes (254 total) valued at 75 
percent ($90,000) or less than the Village’s median value of $120,000. This same block 
group has the highest percentage of low-moderate income people in the Village at 
approximately 48 percent of the total households within the block group (277 total). 
Therefore, specific  housing rehabilitation projects and programs  should  be focused    in 
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this area if the Village decides to undertake a housing rehabilitation program. This area  
is shown in Figure 2-5 in the plan’s Land Use chapter. 

 
Traditional Neighborhood Developments 

 
As the Village looks at residential redevelopment opportunities, traditional  
neighborhood developments (TND) provide an option to the standard suburban-style 
subdivision. These types of developments would be very similar in design to parts of the 
Village north of the railroad tracks. 

 

Traditional neighborhood developments emphasize the neighborhood as a functional 
unit rather than the individual parcel or home. Typical neighborhoods are about 100 to 
160 acres, which is large enough to support retail services and amenities that meet some 
of the needs of daily life but small enough to be defined by pedestrian comfort and 
interest. The size of the neighborhood is based on a 5-minute walking distance (about 
one-quarter mile) from the edge to the center and a 10-minute walk (about one-half mile) 
from neighborhood edge to edge. Each neighborhood typically has an identity that 
evolves from its public spaces, such as streets, parks and outdoor spaces, schools, places 
of worship, or other shared facilities. Automobiles do not take precedence over human  
or aesthetic needs. Instead, a neighborhood provides many ways of getting to, through, 
and between it and other parts of the Village by driving, walking, and bicycling. 
Although there are very limited parts of the Village that are not already developed, 
redevelopment projects should also fit the neighborhood concept of providing for a mix 
of uses within the neighborhood. 

 

Forms of housing within a traditional neighborhood are mixed so people of different  
ages and income levels have opportunities to live in various areas in the Village. The 
concept of mixed housing types is very important because many people prefer to remain 
in their neighborhoods as their incomes increase or decrease. This housing mix allows a 
young family to rent, purchase a starter home, move into a larger home as their family 
grows, move to a smaller home when they retire, and move to an assisted living facility 
within the same neighborhood. 

 

A series of photos taken in March of 2001 in the City of Middleton, Wisconsin, and in the 
Village of Allouez during the Citizens Advisory Committee’s visual preference survey 
are included in this section to illustrate the concepts of traditional neighborhood 
developments, mixed uses, and the architecture that supports these concepts. When 
viewing these pictures, please note that: 

 

 The garages are located on the side or behind the houses. 
 

 The homes have minimal or zero setbacks from the right-of-way. 



86 

Housing 
 

 

 
 

 

  
Single-family home in Allouez with rear attached garage McCormick Home in residential neighborhood 

 
 

  
Single-family homes on a narrow street and smaller lots Homes  fronting  a  narrow  street  in  Middleton  (the 

garages face the alleys behind the homes) 
 

 Neighborhood streets are very narrow (approximately 18 to 24 feet between the 
curbs) to slow traffic. 

 

 Although the architectural styles of the homes range from smaller bungalows to 
larger two-story homes, they blend together to provide an architecturally pleasing 
neighborhood. 

 

 Alleyways are used behind some of the homes to further enhance the home as the 
primary architectural feature rather than the garage and driveway. 

 

 Narrower lots promote more of a neighborhood feel as opposed to an isolated home 
in the middle of large lots. 

 

  
Tree-lined residential street Apartment building with minimal parking in front 
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 Sidewalks are available throughout the development in Middleton on both sides of 
the street to promote walking and interaction with neighbors. 

 

 Small commercial uses are located at the entrance of the development to serve the 
neighborhood residents. 

 

 Commercial buildings have second floor residential uses. 
 

  
Neighborhood deli and convenience store in 
Middleton 

First floor commercial and second floor residential use 
in Allouez 

 
 

Summary of Recommendations and Programs 

 
It is very important for the Village to continue to monitor its progress in meeting the 
goals and objectives of the plan’s Housing chapter. To attain the goals and objectives, the 
following recommendations were developed based on the input received from the 
Village-wide visioning sessions, Citizens Advisory Committee meetings, State of 
Wisconsin Smart Growth Law, and sound planning principles: 

 

 All multiple-family buildings should be designed to reflect, as much as possible, the 
characteristics and amenities typically associated with single-family detached houses. 
Examples of amenities include the orientation of the front door to a sidewalk and 
street and individual entries. 

 

 Perform a detailed study to assess the current condition of the Village’s housing  
stock and determine the need and potential locations for Village-sponsored housing 
rehabilitation projects. 

 

 Multiple-family projects should offer variation among individual buildings but 
remain within a coordinated overall design theme. Variation among buildings  
should be achieved by a combination of different footprints, façade treatments, roof 
forms, entrance features, and building orientation. Monotonous complexes of 
identical buildings should be discouraged. 
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 Housing development lot width and depth in conjunction with block size and shape 
should be varied in order to reinforce variety in building mass, avoid a monotonous 
streetscape, and eliminate the appearance of a standardized subdivision. 

 

 To foster visual interest along a neighborhood street, the street frontage devoted to 
protruding garage doors and driveway curb crossings should be limited. Generally, 
garages should be recessed or, if feasible, tucked into side or rear yards using variety 
and creativity to avoid a streetscape dominated by the repetition of garage doors. 

 

 Various forms of shared driveways should be considered to improve the visual 
interest of streets by reducing driveway curb cuts and street-facing garage doors, 
especially along main thoroughfares where driveway entrances are not desirable. 
Driveways can also serve as locations for ancillary buildings, utilities, service 
functions, and interior-block parking access. 

 

 New residential developments or redevelopments should allow for mixed uses as 
additions to the community that provide a place for housing and allow secondary 
uses (commercial, recreational, and institutional uses) that serve the neighborhood 
and are in harmony with the residential character. 

 

 Builders and developers are encouraged to use their ingenuity to combine and 
distribute a variety of housing types to create an attractive, marketable neighborhood 
with housing for a range of people. 

 

 In order to maintain high quality housing and address housing maintenance issues, 
the Village should develop a housing maintenance code. The housing maintenance 
code should be enforced in situations where property values are being adversely 
affected through the willful neglect of nearby properties. The Village should also 
investigate the development of a funding mechanism to help fund repairs of 
neglected properties. 

 

 To increase the supply of affordable homes, the Village should work with developers 
to encourage the redevelopment of housing in traditional neighborhoods with 
smaller lots and homes and in areas of the Village north of the railroad tracks and 
near the East River. Smaller homes and lots may become increasingly important as 
the “baby boomers” approach retirement age and look to move into smaller, easier to 
manage homes. These homes would also offer first-time homebuyers  the  
opportunity to enter the Village’s housing market. 

 

 Identify public-private partnerships that could help to diversify and improve the 
Village’s housing stock. 

 

 The Village should contact the Brown County Housing Authority, Wisconsin 
Economic Development Corporation, and Wisconsin Housing and Economic 
Development Authority (WHEDA) for information and resources to continue to 
improve the Village’s housing stock. 
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CHAPTER 6 

Utilities and Community Facilities 
 

Introduction 

 
The type and quality of services a community provides are two of the most important 
reasons that people and businesses are attracted to and choose to remain within a 
community. Healthcare, childcare, and schools often attract people to a community, 
while utilities, power supply, and power transmission capabilities often attract 
businesses. 

 

As a community matures, so do its utilities and community facilities. Most often 
considered in this regard are sanitary sewer service and public water.  In addition,  
federal and state rules (such as the Clean Water Act) often govern various aspects of such 
utilities, as well as many others, such as storm water management. Therefore, the 
continued provision of a high level of public services and facilities is very important to 
the Village of Allouez. 

 

Experiences from across the country have shown time and again that to provide high 
quality public services, a mature community like Allouez must continuously maintain 
and upgrade its existing services and facilities and consider the provision of new services 
or facilities when necessary. The Village should also evaluate its existing services to 
ensure their continued provision in a cost-effective manner that is consistent with its 
long-term goals, trends, and projections. The analyses and recommendations within this 
chapter of the Village of Allouez Comprehensive Plan are the first step in that process, 
and the plan should constantly be used to guide and direct, but not replace, detailed 
engineering studies, facility plans, and capital improvement programs. 

 
Background 

 
The Village of Allouez is a small but populous urban village within the Green Bay 
Metropolitan Area that provides a wide range of services. 

 

The Village of Allouez currently provides: 
 

 Joint Fire and Rescue Service with Green Bay. 
 

• Collection and conveyance of sanitary sewage. 
 

• A comprehensive public water supply system. 
 

• A comprehensive solid waste collection program. 
 

• Leaf collection and residential yard waste collection programs. 
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• A recycling program, including pickup of recycled materials and used 
appliances. 

 

• A comprehensive park, recreation and forestry system. 
 

• Storm water management facilities and services through the Village’s storm 
water utility. 

 

• A village hall that also contains the Village’s public works garage. 
 

• Snowplowing and street sweeping programs. 
 

The Village of Allouez contracts with: 
 

 Brown County Sheriff’s Department for police service. 
 

• Green Bay Metropolitan Sewerage District for wastewater treatment. 
 

• Brown County Port and Solid Waste Department for solid waste disposal and 
recycling. 

 

 City of Green Bay for fire services 
 

• Various private firms for telecommunication, power, healthcare, care for the 
elderly, and childcare services. 

 

As an essentially fully developed community, the Village of Allouez needs to ensure that 
its utility and community facilities are efficiently and cost-effectively maintained. 
However, the Village must also periodically review its needs for services, and when a 
need for additional or revised services has been determined. At the time when the needs 
of the services have changed, the Village should promptly and efficiently make the 
adjustments to the appropriate service. 

 
Opportunities and Challenges 

 
Current and future opportunities and challenges associated with the Village’s utilities 
and community facilities are related to the aging of the Village’s current infrastructure, 
determination of the proper timing and location for replacement of existing or 
construction of new infrastructure, the possible need for new or higher levels of services 
as resident and business populations and needs change, greater economic competition 
within the region and the metropolitan area, fiscal constraints, and new legislation and 
regulations. Future opportunities include a healthy local population, economy, and 
business climate, efficiencies of scale, and possibilities for intergovernmental cooperation 
and shared services. 
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Inventory and Analysis 

 
Sanitary Sewer Service 

Several major federal laws have been enacted over the last 100 years to protect the 
country’s waters, and each of these laws imposed subsequently greater restrictions upon 
the discharge of pollution into lakes, rivers, and streams. With the passage of the 1972 
Clean Water Act, all discharges of pollution required a permit, the use of best achievable 
pollution control technology was encouraged, and billions of dollars were provided for 
the construction of sewage treatment plants. This law also required  comprehensive  
water quality planning for both point and nonpoint sources of pollution. For Brown 
County and the Village of Allouez, this planning is currently contained in the Lower Fox 
River Basin Integrated Management Plan prepared in August 2001 by the Wisconsin 
Department of Natural Resources (WDNR) and the 2002 Brown County Sewage Plan, 
which was approved by the Brown County Planning Commission in December 2002 and 
endorsed by the Wisconsin Department of Natural Resources on March 31, 2003. 

 

Wastewater treatment service is provided to the Village of Allouez by the Green Bay 
Metropolitan Sewerage District (GBMSD) through its system of interceptor sewers and  
its wastewater treatment plant located in the City of Green Bay near the confluence of the 
Fox River and the Bay of Green Bay1. The Village owns and operates its own wastewater 
collection system and owns its interceptor sewers, and the wastewater collected by this 
system is transported to the GBMSD interceptor sewers and wastewater treatment plant. 

 

Since the entire Village has been annexed into the GBMSD and is included within the 
approved sewer service area, it is eligible to receive sewer service from the district. All 
residents in the Village are provided public sanitary sewer service. 

 

The need for additional wastewater pumping stations in the Village is not envisioned. 
Furthermore, the capacity of the Village wastewater collection system and the capacities 
provided by the GBMSD interceptor sewerage system for the Village of Allouez should 
be adequate for the entire 20-year planning period. However, continued maintenance of 
the existing waste water collection system is expected. This includes continuing to 
replace a significant number of existing older sanitary sewers, and the repair of 
wastewater pumping stations and interceptor sewers. 

 

There is a significant concern for the amount of excess flow in the wastewater collection 
system due to infiltration and inflow during wet weather conditions. Due to the age of  
the sanitary sewer system and the age of the sanitary laterals to many homes in the 
Village, infiltration is a significant problem. These older sanitary sewers are in poor 
condition. The private sanitary laterals installed prior to 1985 are most all in poor 
condition due to age and should be replaced. A program is in place to replace old 
sanitary sewers in the collection system in a timely manner, and a program has been 
implemented to replace private property sanitary laterals that are in poor condition. The 
Village does have a regular inspection program of its wastewater collection system. A 
large proportion of the sewer system is reaching its design life. 

 
 

1 A small portion of the southern part of the Village is served by the City of De Pere sewage treatment facility 
through sewers owned and operated by the GBMSD, the Village of Allouez, and the City of De Pere. 
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The Village does budget annually for a reasonable amount of sanitary sewer repairs. 
 

The Village of Allouez recently approved a 15-year street and utility reconstruction plan, 
and the Phase 1 portion of this plan was completed in 2013. This plan should continue to 
be implemented as this will provide significant progress in replacing aging sanitary  
sewer infrastructure and reduce the infiltration and inflow that is occurring. 

 

Because the Village of Allouez is almost fully developed and further annexations are 
unlikely, the identification and mapping of 5-year growth increments is unnecessary. 

 

Onsite Sewage Disposal Systems 

There are no known onsite sewage disposal systems within the Village of Allouez nor are 
any anticipated during the timeframe of this plan. 

 

Water Supply 

As stated by the Wisconsin Department of Natural Resources, all drinking water, no 
matter the source, may reasonably be expected to contain at least small amounts of some 
contaminants. Contaminants may include microbes, such as viruses and bacteria, 
inorganics, such as salts and metals, pesticides or herbicides, organic chemicals, such as 
petroleum byproducts, and radioactive substances. The presence of these contaminants 
does not necessarily indicate that the water poses a health risk. 

 

The federal Safe Drinking Water Act of 1974 charged the Environmental Protection 
Agency (EPA) with promulgating drinking water standards to protect public health. 
These standards, known as “maximum contaminant levels” (MCLs), now cover 
approximately 52 substances. Primary MCL standards are designed to protect public 
health and include standards for organic and inorganic chemicals, microorganisms and 
bacteria, and turbidity. Secondary MCL standards are designed to protect public welfare 
and include color, odor, and taste. The Wisconsin DNR has promulgated state MCLs 
based on the federal MCLs whether its source is groundwater or surface water. These 
standards apply to any public water supply system, but they technically do not apply to 
individual or non-public water supply systems. Instead, they serve as guidance in 
determining if a well might be contaminated. 

 

In 1984, Wisconsin State Statutes 160 and Administrative Codes NR 809 and 811 were 
created to minimize the concentration of polluting substances in groundwater through 
the use of numerical standards to protect the public health and welfare. The numerical 
standards created under NR 809 and 811 consist of enforcement standards and  
preventive action limits. 

 

A review of the Consumer Confidence Report for the Village of Allouez indicates that 
prior to 2006, of the 62 different contaminants that the Village tested for, only the 
federal/state MCL for alpha emitters and radium have been exceeded. In 2001, alpha 
emitters were measured at 20 pCi/l (pico curies per liter), 5 pCi/l above the MCL. 
Radium was measured at 11.4 pCi/l, 6.4 pCi/l above the MCL.  Radium was measured   
at 11.4 pCi/l, 6.4 pCi/l above the MCL. This occurred due to the erosion of natural 
deposits within the bedrock from which the Village had obtained its groundwater. 
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In large part because of its drinking water quality concern, the Village of Allouez became 
a member of the Central Brown County Water Authority (CBCWA). The CBCWA, 
comprised of the communities of Allouez, Bellevue, De Pere, Howard, Lawrence, and 
Ledgeview, was formed to obtain water from Lake Michigan rather than from 
groundwater. The CBCWA achieved this through construction of a  transmission  
pipeline and water treatment system including an agreement with the City of Manitowoc 
to operate the system. 

 

As noted in the Sanitary Sewer Service section of this chapter, portions of the Village’s 
infrastructure (sanitary sewer to a greater extent and public water supply) are reaching 
the end of their design life, and an increasingly greater percentage of these components 
need to be replaced over the coming years. 

 

Solid Waste Disposal 

The Village of Allouez Public Works Department provides weekly collection of solid 
waste within the community. The Village also provides pick-up of brown goods (bulky 
waste) which includes furniture, carpet, and other large items approximately 10 weeks 
per year. 

 

The Public Works Department also picks up old appliances for a small charge if placed 
curbside and the department is notified. Residents have the option of transporting 
appliances to the LeBrun recycling and yard waste site for disposal at no cost. This 
includes Freon appliances, white goods, and electronic equipment such as computers and 
televisions. 

 

In addition, the Public Works Department provides a fall pick-up of leaves and spring 
pick-up of garden waste. Brush and trimmings are also collected by the Village’s Public 
Works Department approximately 10 months per year. 

 

The Village’s current method of solid waste disposal, contracting with the Brown County 
Solid Waste Department for disposal, should be adequate for the 20-year time-span of  
this plan. In 2012 the Village signed a five-year contract with Brown County, which 
contract is renewable. 

 

The Village should continue to participate in study of the feasibility of a multi- 
community compost/yard waste program. As the popularity of local landscaping and 
gardening continues to increase, there might come a time when such a service would 
become warranted. 

 

Recycling 

The Village of Allouez provides automated pick-up of single stream (co-mingled) 
recyclable materials including plastics, aluminum, tin, newspapers, magazines and other 
materials. One recycling container is provided to each residential property owner, and 
recyclables are collected every other week. These materials are processed by the joint 
Brown/Outagamie/Winnebago County recycling facility. Revenue generated by the sale 
of these materials is returned to the Village of Allouez and other municipalities and used 
to offset the cost of solid waste disposal. 
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It is envisioned that the current method of single stream recycling will continue to serve 
the needs of the Village. 

 

Storm water Management 

In 1987, the federal government passed an amendment to the 1972 Clean Water Act that 
included several regulations relating to storm water management and non-point source 
pollution control. The programs created by this legislation are administered by the U.S. 
Environmental Protection Agency and are targeted to control non-point source pollution 
from municipalities, industrial sites, and construction site runoff. 

 

Due to revisions to the federal programs in 1999 and corresponding changes to  
Wisconsin Administrative Codes, these federal programs began to apply to most 
communities in March of 2003 for construction sites one acre or larger.  Within  the 
Village of Allouez, these requirements apply to all construction sites one acre or larger in 
size, as well as to many ongoing village activities, including street and utility 
reconstruction and grounds maintenance programs. 

 

The Village of Allouez storm water system is a drainage system comprised of storm 
sewers, storm inlets in the streets, and drainage ways that transport storm water runoff 
from developed lands to the Fox and East Rivers. This drainage network is solely for 
lands within the Village. However, both the state and county operate and maintain their 
own storm water drainage systems within the right-of-way of their roads. The Village of 
Allouez owns and maintains six storm water wet detention ponds for treatment of storm 
water prior to discharge. These treatment systems are designed to remove suspended 
solids and phosphorus. 

 

The Village of Allouez updated its storm water management plan and storm water 
ordinances in 2012. The storm water management plan update addresses the future  
water quality requirements of the Fox River Total Mass Daily Load (TMDL) waste load 
allocations. These requirements are very stringent with regard to phosphorus and 
suspended solids and require a high level of treatment for all runoff that discharge to the 
Fox and East Rivers. It appears that the Village can comply with the future phosphorus 
limits with the addition of storm water treatment along the Fox River and Riverside 
Drive, and with the addition of one or more wet detention ponds on the East River. 

 

The storm water plan determined that the Village’s storm water drainage system will 
continue to adequately address the drainage needs of the Village for the foreseeable 
future. 

 

The Village of Allouez storm water management program requires a storm water 
management and erosion control permit for all construction projects within the Village. 

 

Parks and Recreation 

The presence of outdoor recreation and open space adds to a community’s quality of life. 
It enhances the attractiveness of and fosters a sense of civic pride in the community. 
Furthermore, the provision of an adequate supply of areas, facilities, and activities to 
accommodate   the   public’s   open   space    and   recreational   needs   has   long      been 
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demonstrated to promote the general health, welfare, and safety of the community and 
its citizens. 

 

The Village of Allouez currently provides 13 public park sites encompassing a total  of 
283 acres (see Figure 6-1 for the locations of these sites).  They include: 

 

 Allouez Community Center, a 1-acre community/senior citizens center located at  
the northeast corner of Webster Avenue and East Dauphin Street in the central 
portion of the Village. The site includes a building and parking lot, and it provides a 
meeting/gathering place for numerous clubs and organizations, as well as space for 
activities, such as senior cards, youth/adult classes, and voting. 

 

 Broadview Soccer Complex, a 15-acre soccer complex located at the southwest  
corner of East River Drive and STH 172 in the eastern portion of the Village across 
from East River Drive from Riverview Park. Recreation facilities include five soccer 
fields, a concession building, and a picnic area. 

 

 East Lawn Park, a 6-acre park located at the east end of Boyd Street in the northeast 
portion of the Village along the East River. Recreation facilities include one baseball 
field, a basketball area, one tennis court, playground equipment, a shelter building, a 
boat landing, and a portion of the Resch Family East River Trail. This park is also  
part of the East River Parkway. 

 

 East River Parkway, a 116-acre parkway located along the west side of the East River 
in the eastern portion of the Village. Recreation facilities include the Resch Family 
East River Trail, which is a 2.7-mile-long multi-purpose recreation trail. The majority 
of the trail is located between Green Isle Park and Lebrun Road, while a small  
portion is located within East Lawn Park. 

 

 Green Isle Park, a 51-acre park located at the northeast corner of the intersection of 
East River Drive and STH 172 in the eastern portion of the Village along the East 
River. Recreation facilities include one lighted baseball field, one lighted  softball 
field, four tennis courts, a basketball court, a soccer/football field, playground 
equipment, a gazebo, two pavilions, picnic areas with grills, an athletic course, 
nature/cross-country ski trails, a canoe launch, three fishing piers, and a portion of 
the Resch Family East River Trail.  This park is also part of the East River Parkway. 

 

 Kiwanis Park, a 25-acre park located east of the intersection of East River Drive and 
East Briar Lane in the southeastern portion of the Village along the East River. 
Recreation facilities include two tennis courts, a basketball court, three soccer fields, 
playground equipment, one shelter building, a fishing pier, and a portion of the 
Resch Family East River Trail.  This park is also part of the East River Parkway. 

 

 Langlade Park, a 6-acre park located southeast of the intersection of Broadview  
Drive and Ravine Way in the central portion of the Village behind the Broadview 
YMCA. Recreation facilities include a softball field, two tennis courts, one basketball 
court, playground equipment, a shelter building, a picnic area, and weather 
permitting an ice skating rink in the winter. 
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 Optimist Park, a 7-acre park located southwest of the intersection of Libal Street and 
Kalb Avenue in the northern portion of the Village. Recreation facilities include a 
special Miracle League Baseball field designed for children with disabilities, a large 
fully ADA playground, and a picnic area. 

 

 Patrick Henry Martin Webster Park Sports Complex, a 15-acre sports complex 
located south of the intersection of St. Joseph Street and Jourdain Way in the north- 
central portion of the Village behind the Webster Elementary School. Recreation 
facilities include six baseball fields (2 lighted), two tennis courts, one basketball court, 
a lighted football field, playground equipment, a shelter building, and a concession 
stand.  In the winter, there is also a sledding hill. 

 

 Riverview Park, a 7-acre park located southeast of the intersection of STH 172 and 
East River Drive in the eastern portion of the Village.  Recreation facilities include 
five softball fields, a concession building, a fishing pier, and a portion of the Resch 
Family East River Trail.  This park is also part of the East River Parkway. 

 

 Sunlight Park, a 3-acre park located southwest of the intersection of Arrowhead 
Drive and Park Drive in the southwestern portion of the Village. Recreation facilities 
include playground equipment, and weather permitting, an ice skating rink in the 
winter. 

 

 Sunset Park, a 3-acre park located west of Sunset Circle along the Fox River Trail in 
the southwestern portion of the Village. Only passive recreation facilities, such as 
benches, are provided at this park. 

 

 Weise Park, a 28-acre park located at the southeast corner of the Village at the east 
end of LeBrun Street. Recreation facilities include 2 full size soccer fields, one short 
sided soccer field, paved portion of the East River Resch Family Trail and crushed 
limestone nature trail, two gazebos, fishing pier, a tree nursery and approximately 15 
acres of native grasses. 

 

Brown County owns and maintains the 1-acre St. Francis Park. It is located in the 
northwestern portion of the Village along the Fox River Trail immediately south of the 
Fox River Valley Railroad. It provides a health trail (comprised of various exercise 
stations) that was donated by St. Vincent Hospital. Prairie restoration projects are also 
envisioned. 

 

The Wisconsin Department of Natural Resources owns and maintains Heritage Hill State 
Park, a 55-acre outdoor historical museum located west of the intersection of Webster 
Avenue and Greene Avenue in the central portion of the Village. The site recreates the 
early life of the settlers of northeastern Wisconsin through a combination of exhibits, 
actors, and displays. Numerous buildings of historical significance are  also  located 
within this site, including five that are listed on the national and state registers of historic 
places. 

 

The DNR owns and Brown County maintains the Fox River Trail, which is located along 
the east side of the Fox River from the City of Green Bay to the Village of Hilbert in the 
southern portion of Calumet County.  Three miles of this 14-mile multi-use trail are 
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located within the Village. The Village’s portion of the trail is 12 feet wide, paved, and is 
used for walking, hiking, biking, skating, and other activities. This trail is considered as 
the only toll way running through the Village, with the DNR charging for activities by all 
users except walkers. 

 

Within the Village, the Fox River Trail also includes an overlook and two benches located 
adjacent to Sunset Park.  This trail is one of the most heavily used trails in the state. 

 

On the east side of the Village, the Village also maintains the East River Trail, which runs 
through Ledgeview, De Pere, Allouez, Bellevue, and Green Bay. Efforts such as the HWY 
172 trail connection project and the proposed Arboretum Trail are excellent opportunities 
to provide the much needed east-west connections in the Village, connecting the East 
River Trail with the Fox River Trail. 

 

The Green Bay School District provides recreational facilities at its three schools located 
within the Village.  These include: 

 

 A baseball field, two soccer fields, two basketball courts, and a playground at Doty 
Elementary School. The school gym is also available for rent for various recreational 
programs. 

 

 A basketball court and a playground (with 2 playground structures) at Langlade 
Elementary School.  The school gym is available for rent for recreational programs. 

 

 Two basketball courts, a playground, and a picnic area at Webster Elementary 
School.  The school gym is also used for open gym programs. 

 

Two private schools also provide recreational facilities. Resurrection Catholic School 
provides a soccer field, three basketball courts, and a playground. St. Matthew’s School 
provides two basketball courts and a playground. 

 

The Broadview YMCA, a not-for-profit community service organization, is located at the 
southwest corner of Broadview Drive and West Penwood adjacent to Langlade 
Elementary School and Langlade Park in the central portion of the Village. The site 
includes a building and parking lot that was leased by the YMCA from the Village for 50 
years starting in 1984. A pool, gym, and numerous meeting/activity rooms are provided 
within the building. A wide range of health and fitness programs for children, adults, 
and senior citizens is provided. 

 

In addition to its park, recreation, and open space sites and facilities, the Village of 
Allouez is home to many local non-profit and volunteer organizations that provide a 
significant amount of assistance and guidance to the Village on these matters. Examples 
of such assistance and guidance include financial contributions to the Village for the 
acquisition and construction of various park facilities and the provision of  volunteer 
labor to clean up and beatify the Village’s parks and roadways. These organizations 
include: 

 

 Allouez Beautification Committee. 
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 Kiwanis Club. 
 

 Optimist Club. 
 

 Friends of the Fox River Trail. 
 

The current opportunities for park acquisition are relatively limited. While it is 
recommended in the Village of Allouez Outdoor Recreation and Open Space Plan 2010- 
2015 that the Village continues to review potential site acquisitions, the plan also  
suggests that the primary focus should first address the needs of the existing parks, trails, 
and open spaces. The Outdoor Recreation and Open Space Plan suggests that renovating, 
repairing, and upgrading existing parks and recreational facilities can help accommodate 
the demand, efficiency, safety, and accessibility; alleviating the need for more land. 

 

Partnering with neighboring communities is also another way to alleviate the need for 
more land when space is limited. During the open house the plan commission held as 
part of the process for updating the comprehensive plan, a comment was made 
requesting the development of a dog park within our community. However, because of 
the large number of parks currently in the Village of Allouez and because of the size 
constraints of the village altogether, a dog park within the boundaries of Allouez is not 
feasible. Fortunately, the Village of Bellevue has plans to create the Laura & Peter 
Mossakowski Family Dog Park, opening in the fall of 2014. This dog park is to be part of 
the East River Parkway and Trail, just south of Highway 172, along the East River. 
Because this proposed 6.5 acre park will be located just steps away from Allouez 
(especially with the possible construction of a footbridge over the East River) and will be 
open to the public, it is believed it will serve the surrounding communities’ current needs 
for such a park at this time. 

 

To provide recreational services in an efficient and effective manner and to maintain 
eligibility for state and federal recreational grants, most communities identify planning 
principles and guidelines as an integral element of recreation and open space programs. 
That process is typically formalized in a park and open space plan. The Village’s park 
plan was last updated in 2010. To maintain eligibility for state and federal park, open 
space, and outdoor recreation grants, such plans must be updated and adopted by the 
community every five years. To adequately determine the park and recreation needs of 
the community and meet these needs in an efficient and cost-effective manner, these 
plans should be updated whenever population or growth trends change. These plans 
should be coordinated with the natural and cultural resource protection and preservation 
efforts of the community. Based upon the findings of this comprehensive plan and the 
fact that the current park plan is less than four years old, the park plan does not need to 
be updated at this time. 

 

Telecommunication 

TDS Metrocom provides landline phone service to the Village of Allouez. This includes 
internet access by cable modem and DSL. Current trends in the telecommunications 
industry point to a greater demand for high-speed internet access and cellular 
communications in the future. Before any such facilities are approved, attempts should  
be made to collocate them and to ensure that adequate easements or other necessary 
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rights-of-way are available and that adequate design standards for the associated 
infrastructure are in place. 

 

Power Generation 

Electricity and natural gas are provided in the Village of Allouez by Wisconsin Public 
Service Corporation (WPS), and this service is anticipated to be adequate in the future. 

 

Cemeteries 

Two large cemeteries are located in the Village. One, the Allouez Catholic Cemetery and 
Chapel Mausoleum, is located between Riverside Drive and Webster Avenue in the 
northwestern portion of the Village. The other is Woodlawn Cemetery in the 
northwestern portion of the Village. 

 

In addition to providing burial sites for Village and nearby community residents, 
cemeteries can also serve as a source of local history and open space.  Such sites should  
be preserved and compatible development adjacent to such sites ensured.  When  
properly located and maintained, cemeteries can be an important and attractive element 
of the community. 

 

Healthcare 

The Village of Allouez primarily relies on healthcare providers located in the City of 
Green Bay. St. Vincent Hospital and the Bellin Health Hospital Center, as well as 
numerous associated clinics, are located one mile north of the Village on Webster 
Avenue. However, a general medical clinic, two dialysis centers, a psychiatric center,  
and numerous dentists are located within the Village. 

 

While additional demands in the future should continue to be addressed by the private 
sector, the Village should encourage such uses within its own community when properly 
designed and located. 

 

Elderly Care 

The Village is home to a number of elderly care facilities. The number of facilities 
continues to grow as more people move to the area and choose to continue calling 
Allouez home. 

 

Childcare 

Allouez has a number of childcare facilities located within the Village. These facilities are 
made up of both in-home and smaller childcare facilities, which appear to adequately 
service the community. 

 

Emergency Services 
 

Fire Services 

 
Beginning in December of 2012, the Village began contracting with the City of Green Bay 
to provide fire service to its residents.        The consolidation formed the Green Bay Metro 
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Fire Department, which provides fire and ambulance service to the City of Green Bay  
and the Village of Allouez. Upon consolidation more staff was moved to the Allouez 
station and a full engine and ambulance company was established. The consolidation 
provides an expanded level of service to our residents at a reduced cost. 

 
Police Services 

 

The Village of Allouez contracts with the Brown County Sheriff’s Department for police 
protection and for additional coverage. This includes one community policing officer for 
40 hours a week and a deputy for traffic control services. The additional coverage noted 
above was recently acquired by the Village, and these officers should be able to address 
the visioning session concerns about creating a safer community through crime 
prevention programs and additional policing. 

 

It is envisioned that these services would continue to be adequate for the length of this 
plan. The Village should, however, continuously monitor its need for emergency  
services, provide or contract for any additional protection when necessary, and seek to 
provide these services in an efficient manner. This should include considering the 
consolidation of services when appropriate. 

 

Libraries 

The Village of Allouez relies upon the Brown County Library system to meet its library 
needs. Of the nine libraries that make up the Brown County Library system, four are 
located within two miles of the Village. The Brown County Library system provides a 
local history and genealogy department, various adult programs, and numerous 
children’s programs.  All of these services are available to Village residents. 

 

It is anticipated that the current Brown County Library system will continue to meet the 
needs of the Village of Allouez during the 20-year planning period. 

 

The Village encourages the placement of “Little Free Libraries,” which have populated 
recently around the country. These little libraries are small structures on a post in a 
resident’s or business’ front property. These structures are unique and are usually 
constructed to represent the area. Books are housed inside the structure and are open to 
the public, generally with the rule of “take a book, leave a book.” These little libraries are 
another way residents create and share a sense of community in Allouez. 

 

Schools 

The Village is located within the Green Bay Area Public School District. The school 
district encompasses an area 92 square miles in size and includes the City of Green Bay, 
the Villages of Allouez and Bellevue, and the Towns of Eaton, Green Bay, Humboldt, 
Ledgeview, and Scott. The school district provides a comprehensive K-12 grade 
educational program and adequately serves the present and foreseen future needs of 
Allouez. Most students are bused to and from school. 

 

Five elementary schools are located within the Village of Allouez.  They are: 
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 Doty Elementary School. This facility is located at the northeast corner of Longview 
Avenue and Longview Court in the southern portion of the Village. It encompasses 
about 12 acres and currently houses K-5. It has a computer lab, as  well  as  a 
computer in each classroom. The school building and parking lots encompass about 
five acres of the site, and the remainder is comprised of outdoor recreational 
facilities. 

 

 Langlade Elementary School. This facility is located at the southwest corner of 
Broadview Drive and Libal Street in the central portion of the Village. It  
encompasses about seven acres and currently houses K-5. The school building and 
parking lots encompass about five acres of the site, and the remainder is comprised  
of outdoor recreational facilities. 

 

 Webster Elementary School. This facility is located on the east side of Webster 
Avenue between St. Joseph Street and Allouez Avenue in the northern portion of the 
Village. It encompasses about six acres and currently houses K-5.  The  school 
building and parking lots encompass about four acres of the site, and the remainder 
is comprised of outdoor recreational facilities. 

 

 Resurrection Catholic School. This facility is located on Hilltop Drive in the 
southern portion of the Village.  It currently houses preschool through grade 8. 

 

 St. Matthew’s School. This facility is located on South Webster Avenue in the 
northern portion of the Village.  It currently houses preschool through grade 8. 

 

Village of Allouez middle and high school students located within the northern portion 
of the Village attend: 

 

 Green Bay East High School. This facility is located on Walnut Street on the east  
side of the City of Green Bay.  It currently houses grades 9 through 12. 

 

 Washington Middle School. This facility is located on South Baird Street on the east 
side of the City of Green Bay.  It currently houses grades 6 through 8. 

 

Village of Allouez middle and high school students located within the southern portion  
of the Village attend: 

 

 Southwest High School. This facility is located on  Packerland Drive on the west  
side of the City of Green Bay.  It currently houses grades 9 through 12. 

 

 Lombardi Middle School. This facility is located on South Point Road on the west 
side of the City of Green Bay.  It currently houses grades 6 through 8. 

 

The Green Bay Area Public School District does not envision any additional renovations, 
expansions, or other changes at these schools in the foreseeable future. The school 
district’s enrollment forecasts also suggest a relatively steady student population. 
Therefore, only routine maintenance and repair is envisioned. Such maintenance and 
repair may include replacement of old plumbing, HVAC systems, roofs, etc. 
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Although the Village of Allouez’s population increase is not significant compared to the 
rest of the Green Bay Area Public School District, area students may be affected by the 
continual growth of other areas in the school district. The Village of Allouez and the 
Green Bay School District should work closely together in order to handle any necessary 
boundary changes or building expansions. 

 

In keeping with the results of the Village of Allouez Comprehensive Plan visioning 
session, particularly the maintenance of the Village’s identity and the provision of high 
quality and cost-effective services, redistricting that promotes these issues should be 
considered. It should be noted that the elementary schools located within the Village 
serve many functions, only one of which is the provision of education.  For instance,  
these schools also provide opportunities for consolidation and cooperation of  
recreational and community activities and contribute to the sustainability of 
neighborhoods (bringing together many aspects of the community that might not 
otherwise meet). But because the Village’s students are bused into the City of Green Bay 
for middle school and high school, reinforcement of the benefits noted above and 
additional similar opportunities are lost. However, should a situation arise which would 
enable Village students to attend closer schools (such as the De Pere High School and 
Middle School), appropriate redistricting should be considered. Such  opportunities 
could arise when other redistricting is considered, when the natural progression of 
children through the school system results in additional classroom space, or when new 
school construction or additions are undertaken. This issue has been a concern of many 
Allouez residents for several years and should be aggressively pursued over the life of  
the plan. 

 

In addition to the three public elementary schools in Allouez, two private schools are also 
located within the Village (Resurrection Catholic School and St. Matthew’s School). 
Cooperation between the Village and these schools, similar to that recommended with  
the Green Bay Area Public School District, should also be pursued. 

 

Post Office 

There is no post office or contract station within the Village of Allouez. The nearest are 
located in downtown Green Bay and downtown De Pere. The Green Bay Postal Service 
has noted that a village the size of Allouez could support a contract station. Study of this 
matter by the postal service would be necessary and would take into account how far 
away the nearest existing contract stations are and how much use the contract stations 
would receive.  If the location and use criteria were met, a willing site to host and staff  
the facility would be necessary. 

 

Government 

The Village of Allouez village hall is located at 1900 Libal Street in the northern portion  
of the Village. The village hall contains staff offices and a public works garage, and the 
facility is used for small governmental meetings and gatherings. 



Utilities and Community Facilities 

104 

 

 

 
 

 

Policies and Programs 

 
There are many approaches the Village of Allouez could take to achieve the utilities and 
community facilities goal and objectives listed in the plan’s Issues and Opportunities 
chapter. They range from specific one-time actions to broad ongoing programs. A 
summary of these actions and programs as they pertain to the Utilities and Community 
Facilities chapter of this plan is provided at the end of this chapter. 

 

In addition, while not specifically addressed within this plan, it is generally understood 
that the Village should review its administrative practices to ensure their compatibility 
with the policies, programs, and actions set forth in this plan. Examples of this would 
include the employment of an adequate number of people to carry out the programs 
recommended in this plan, the provision of continuing professional and technical 
education to Village staff, and the division of department and individual staff duties to 
ensure an efficient operation. 

 

The following is a summary of this chapter’s policies and programs. 
 

Sanitary Sewer Service 

 The Village should continue to replace its aging sanitary sewers and allocate 
adequate funding to maintain its wastewater collection system. 

 

 The Village should follow the priorities established in the Street and Utility 
Reconstruction Plan dated 2010 to maintain its wastewater collection system. 

 

Water Supply 

 The Village is a member of the Central Brown County Water Authority and is 
supplied by the Authority. 

 

 The Village should continue to replace and repair its aging water mains to maintain 
its water supply system and reduce losses due to leaks in the piping systems. 

 

 The Village should follow the priorities established in the Street and Utility 
Reconstruction Plan dated 2010 to continue an aggressive program to update the 
water supply system. 

 

Solid Waste Disposal 
 

 The Village of Allouez contracts for solid waste disposal and recycling with the 
Brown County Solid Waste Department. This should be continued in the future as 
the best alternative available to the Village. 

 

 The Village should continue to study the feasibility of a multi-community 
compost/yard waste site and participate should it be determined to be feasible and 
cost-effective. 
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Storm Water Management 

 The Village updated its storm water management plan in 2012 and should continue 
to implement the recommendations of the plan including the addition of storm water 
treatment systems along the Fox River and Riverside Drive to comply with the future 
requirements of the Fox River Total Maximum Daily Loads. 

 

Parks and Recreation 

 The Village should continue the development and maintenance of its park sites. 
 

 The Village should continue implementing its park plan, which includes completing 
the East River Parkway and Resch Family East River Trail and creating a connection 
between the East River Trail and the Fox River Trail. 

 

 The Village should continue to maintain close ties with the Village’s many non-profit 
and volunteer organizations, such as the Allouez Beautification. Committee, the 
Friends of Green Isle Park, the Kiwanis Club, and the Optimist Club, The Village 
should also continue to work with the Green Bay Area Public School District to 
maintain the joint school/park sites. 

 

 The Village should update the village park plan every five years to maintain its 
eligibility for state and federal recreational grants. 

 

 The Village should use the Brown County Open Space Plan and Bike Pedestrian Plan 
as a guide in future development. 

 

Telecommunications/Power Generation 

 The Village should investigate opportunities to recommend or require uniform 
design and location standards for telecommunication, power, and other utility 
facilities. 

 

 To accommodate the needs of property owners, the Village should do the best that it 
can to ensure that adequate easements or other necessary rights-of-way are available 
and maintained for such infrastructure. 

 

Emergency Services 

 The Village should continue to contract with the City of Green Bay to provide fire 
and ambulance services thru the Green Bay Metro Fire Department. 

 

 The Village should continue to work with adjacent communities to provide the best 
coverage, but most cost effective fire and ambulance services. 

 

 The Village should maintain its current standard of police protection. 
 

 The Village should closely monitor its fire, rescue, and police needs to maintain an 
appropriate level of service. 
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Schools 

 The Village should work closely with the Green Bay Area Public School District in  
the preparation of facility and redistricting studies. This should be undertaken to 
enable the Village and the school district to plan well in advance of any future needs 
or changes, maintain healthy neighborhoods, and pursue opportunities to enroll 
children in middle schools and high schools that are close to Allouez. 



107 

CHAPTER 7 
 

 

 
 
 

CHAPTER 7 
 

Natural, Cultural, Agricultural Resources 

The Village of Allouez is nearly developed, with the exception of a few parcels of land 
scattered throughout the community. Therefore, this chapter will focus primarily on the 
natural and cultural resources of the Village. The results of the visioning session and 
resultant goals and objectives reveal that Village residents like the current residential 
character of the community. In addition to the residential composition of the Village, the 
East and Fox Rivers that flow along its eastern and western boundaries comprise a large 
part of the Village’s character. 

 

Planning for natural resources, such as the Fox and East Rivers, in addition to the cultural 
resources, such as the number of historic buildings and sites in the Village, is an 
important part of the comprehensive planning process. Because these resources help to 
define a community and strongly affect the quality of life, they must be examined as part 
of the planning process. 

 

Community design and identity were important issues arising from the public visioning 
session. To a certain extent, Allouez (in the year 2013) can be described as a collection of 
residential subdivisions with a commercial strip along Webster Avenue and a handful of 
neighborhood commercial developments scattered throughout the Village.  Other  than 
its residential character, there is no strong focal point that sets Allouez apart from typical 
metropolitan suburbs. In order to adequately consider these issues, it is important to 
examine the Village’s existing cultural resources. This plan will examine ways to build 
upon these resources to establish and promote Allouez’s community identity. 

 
Inventory and Analysis 

 
Surface Water and River Corridors 

Lakes, rivers, and streams offer enjoyment, peace, and solitude. These surface waters 
provide such opportunities to anglers, boaters, hunters, water skiers, swimmers, sailors, 
and casual observers alike. They also drain the land after heavy rains, provide habitat for 
countless plants, fish, and animals, are a source of drinking water for many communities, 
and are a source of process water for industry and agriculture. Lands immediately 
adjacent to such waters have an abundance of cultural and archeological significance as 
they were often the location of Native American and early European settlements. For all 
these reasons and more, surface waters are typically the most important natural resource 
a community can contain. 

 

Because of this importance, numerous federal, state, and local laws and regulations have 
been created to protect surface waters. They range from the commerce clause of the 
United States Constitution to local flood land zoning regulations. The most heavily 
regulated waters are those that are determined to be natural and navigable. 
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The Village of Allouez is located between two major surface water features in Brown 
County: the Fox River and the East River. Both rivers flow from south to north along the 
Village and form the boundaries between the Village and its neighbors of Ashwaubenon 
on the west and Bellevue on the east. The Village does not have any other major surface 
water features. 

 

The Fox River is the largest and most 
important river in northeastern Wisconsin. 
It is a navigable river that extends 155 miles 
from its headwaters in southern Green 
Lake County in east-central Wisconsin to 
the Bay of Green Bay. Its basin drains over 
2,700 square miles of east-central and 
northeastern Wisconsin. In Brown County, 
it extends 19 miles from the Village of 
Allouez to its downstream end at the  Bay 
of Green Bay and drains about 311 square 
miles (almost half of Brown County). 

 

The Fox River is historically significant because for centuries Native Americans occupied 
the banks of the river and used it as a source of food and drinking water, as well as 
recreation, transportation, and crop irrigation. The Fox River also served as the route  
into the interior of the state for European explorers and was the location of many early 
European settlements. As such, many historical, cultural, and archeological sites are 
located adjacent to it. 

 

By the 1940s, however, pollution in the river had increased to the point where its fisheries 
were severely damaged and its scenic and recreational value was lost. With passage and 
implementation of the Clean Water Act in the early 1970s, the Fox River’s water quality 
began to improve, which in turn has resulted in recovering fish populations and 
increased recreational use. However, due to over 50 years of urban development and its 
associated water quality impacts, fish consumption advisories still exist on the Fox River. 

 

The Fox River’s water is hard and very turbid. The river bottom is mostly comprised of 
sand and silt. The river itself is classified as a warm water sport fishery. The Fox River 
continues to be exposed to many adverse environmental impacts, including excessive 
sedimentation, nutrient enrichment, and turbidity due to nonpoint source pollution, 
urban storm water runoff, and storm sewer discharges. PCB accumulation and fish 
consumption advisories due to past industrial point source discharges have also 
occurred. Reduction of these impacts would improve the overall health and appearance 
of the Fox River. 

 

The Fox-Wisconsin Heritage Parkway is Wisconsin’s only water-designated national 
recreation trail. The Parkway celebrates the important historical significance of the Fox 
and Wisconsin Rivers by connecting the Mississippi River with the waters of Green Bay. 
The connection promotes access of the rivers and preserves the natural ecosystems so  
that we can enjoy the same natural resource enjoyed by the Native Americans and the 
first European settlers. The Fox-Wisconsin Heritage Parkway is a source of tourism for 
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Allouez, promoting Heritage Hill State Historic Park and encouraging kayaking, boating, 
biking, and other recreational activities in the area. 

 

The East River drains a 74-square-mile watershed, reaching into Calumet and Manitowoc 
Counties and terminating at its confluence with the Fox River near downtown Green 
Bay. The water quality of the East River is considered degraded because of  low  
dissolved  oxygen levels and  high turbidity due  to suspended  solids from stream  bank 

erosion and agricultural and storm water 
runoff. However, the portion of the East 
River that flows past Allouez is considered  
a Warm Water Sport Fishery able to support 
walleye, bass, and pike. 

 

Both of these waterways are in need of help 
to bring them to the fishable and 
swimmable standard set forth in the Clean 
Water Act. Along the East  River,  the 
Village is doing an admirable job in creating 
a    linear    parkway.        The    presence   of 

parklands adjacent to a waterway is an excellent means of creating a vegetative buffer 
between the river and developed uses in order to filter out sediments and pollutants.  
The parklands also create a very attractive linear parkway for residents to enjoy. The 
Village should continue to maintain the parkway along the East River and consider 
planting native grasses and shrubs along the river to improve its vegetative buffer and 
further filter storm water runoff. Additionally, the Village may consider working with 
local conservation or school groups to restabilize the shoreline along the East River 
Parkway by planting native grasses and plants in order to further reduce shoreline 
erosion. 

 

The Fox River shoreline through Allouez is experiencing renewed interest. The northern 
part of the shoreline is sporadically developed with residential and commercial uses. The 
Riverside Drive and Webster Avenue Corridor Study identifies these areas as 
underutilized parcels of land and provides steps for the Village to take to realize 
redevelopment opportunities. There are also large parcels of vacant land south of STH 
172 that front the river. Since the completion of the Fox River Trail along a former 
railway, there has been a noticeable increase in the amount of residential, commercial, 
and recreational development along the river. Allouez should capitalize on the 
momentum created by the development of the trail by encouraging developers to 
incorporate views and/or access to the trail and river in redevelopment projects. 
Additionally, the Village should ensure adequate shoreline protection by consistently 
enforcing the Village’s shore land/wetland ordinance and implementing the 
recommendations contained in the Village’s storm water management plan to help the 
process of improving the water quality of the Fox and East Rivers. 

 

The locations of the Fox and East Rivers are shown in Figure 7-1. 
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Floodplains 

Floodplains are natural extensions of surface waters. They store floodwaters, reduce  
flood peaks and velocities, and reduce sedimentation. They also provide wildlife habitat 
and serve to filter out pollution from water. The Village’s 100-year  floodplains  are 
shown in Figure 7-2. 

 

Like surface waters, the importance of floodplains is also recognized and is regulated by 
federal, state, and local governments. The State of Wisconsin mandates  floodplain  
zoning for all communities under Wisconsin Administrative Code NR 117. These 
minimum standards must be implemented in order to meet eligibility requirements for 
federal flood insurance programs. A summary of flood lands and floodplain zoning is 
shown in Figure 7-3. 

 

Due to the fact that a considerable area of the village is in the floodplain, the village has 
achieved and maintained its Community Rating System (CRS) rating for many years. The 
CRS Class 6 rating allows residents who are required to have flood insurance a 20% 
discount on their insurance rates. The program requires village staff to provide 
community outreach and education, provide technical assistance and advice, and  
provide floodplain documents to residents upon request. 

 

For regulatory, insurance, and planning purposes, the 100-year recurrence interval flood 
hazard area (also referred to as the regional flood) is most often used. This is the land  
that has a 1 percent chance of being flooded in any given year. The largest floodplain in 
Allouez is associated with the East River. Based on a flood study completed specifically 
for the East River, it appears that all lands located east of East River Drive are within the 
100-year floodplain, with some areas within the actual floodway. In some areas of the 
Village, the floodplain extends past East River Drive to adjoining lands. There has not 
been a comprehensive flood study done for the Fox River. However, the Federal 
Emergency Management Agency (FEMA) has provided generalized floodplain maps. 
According to the FEMA floodplain maps, there are only very narrow areas along the 
Allouez riverfront that may be subject to flooding. However, detailed flood studies 
should be completed when development is contemplated to ensure that buildings are 
located either out of or above the floodplain. 

 

There are several threats to floodplains and the resource values that they represent: 
 

 Filling, can diminish the flood storage capacity of the floodplain.  This could have  
the effect of raising the flood elevation or increasing flow velocities to the detriment 
of upstream or downstream properties. 

 

 Grading, can degrade the resource functions of floodplains, such as filtering 
pollutants or providing habitat. 

 

 Impediments, which include encroaching buildings or undersized culverts and 
bridge openings. These manmade and natural impediments affect the size  and 
proper function of floodplains and pose potential hazards to adjacent residents and 
passersby. 
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 Impervious surfaces, which can increase the velocity of the flood flows, increase the 
number of pollutants, reduce the amount of natural wildlife habitat, and limit the 
amount of infiltration of storm water into the ground. 

 

Due to the amount of development that has taken place within the East River Watershed, 
the existing flood study may not adequately identify the flood prone areas of the Village. 
A new flood study for the East River should be undertaken that incorporates and  
assesses the full development of the watershed and the impact on the floodplain. 
Additionally, the Village should continue to utilize storm water management techniques 
to mitigate some of the impacts of development on the floodplain. 

 

The Village should also develop a detailed flood study for the Fox River shoreline as part 
of an update to its comprehensive storm water management plan or as a separate project. 
Although not as important as a revised East River flood study, identifying the extent of 
the floodplain is vital to protecting the floodplain’s integrity and minimizing the 
potential impact of floods on the community.  By knowing the floodplain boundaries, it  
is easier to plan and implement storm water management facilities. Joint efforts, grants, 
and cost-sharing to map floodplains should be pursued, including neighboring 
communities, FEMA, Brown County, DNR, and local developers. Studying entire river 
reaches is preferred over individual case-by-case studies for short stretches. 

 

Shore lands 

Shore lands are the areas of interface between land and water. In its natural condition, 
these shore lands are comprised of thick and diverse vegetation that protect lakes, rivers, 
and streams. If these areas are developed, this vegetation is lost, and fish, wildlife, and 
water quality is damaged. 

 

Like flood lands, the importance of shore lands is recognized and regulated by state and 
local government. Wisconsin mandates shore land zoning for all unincorporated 
communities under Wisconsin Administrative Code NR 115 and recommends that all 
other communities adopt similar standards. Figure 7-4 presents a diagram of the state- 
mandated minimum shore land zoning requirements. Shore land zoning is primarily 
intended to control the intensity of development near and to create a buffer around lakes, 
rivers, and streams. The buffer is intended to remain an undeveloped strip of land that 
protects the water from the physical, chemical, hydrological, and visual impacts of  
nearby development. Within unincorporated communities, the County Zoning 
Department is the agency that typically enforces these standards with oversight provided 
by the Wisconsin Department of Natural Resources. 

 

These regulations do not apply to incorporated communities like the Village of Allouez, 
except for those lands annexed by the Village after May 7, 1982. Those lands that were 
annexed from a town after this date must abide by the same state-mandated shore land 
zoning requirements noted above, and enforcement (with oversight by the DNR) must be 
provided by the incorporated community. However, these standards do not apply to 
non-navigable waters. All lakes, rivers, and streams – no matter their size – should be 
assumed to be navigable until determined otherwise by the DNR. 
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As shore lands are closely related to floodplains, so are the threats to the resource values 
of shore lands. In addition, research being conducted by the DNR and others indicates 
that current state-mandated shore land zoning standards might not be adequate to 
properly protect water quality and shore land ecosystems. 

 

The Village should review its shore land-wetland ordinance to ensure it includes recent 
information and techniques to continue to protect the Village’s shore lands and wetlands 
and improve the water quality and shoreline habitat of the Fox and East Rivers. 
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The Fox River Cleanup Project, designed to reduce risk to human health and the 
environment due to the presence of PCBs in Fox River sediment, is a multi-year cleanup 
effort that includes dredging, capping, and covering of contaminated riverbed sediment. 
The project officially started with dredging and processing on April 28, 2009. Once this 
project is completed, the area is likely to see an increase in water related recreational 
activities, potentially increasing Allouez’s tourism and the need for additional boat 
launch sites. 

 

Wetlands 

Wetlands are characterized by water at or near the ground level, by soils exhibiting 
physical or chemical characteristics of waterlogging, or by the presence of wetland- 
adapted vegetation. Wetlands are significant natural resources that have several 
important functions. They enhance water quality by absorbing excess nutrients within  
the roots, stems, and leaves of plants and by slowing the flow of water to let suspended 
pollutants settle out. Wetlands help regulate storm runoff, which minimizes floods and 
periods of low flow. They also provide essential habitat for many types of wildlife and 
offer recreational, educational, and aesthetic opportunities to the community. 

 

Within Allouez, there are approximately 54 acres of wetlands, all of which are located 
adjacent to the East River corridor. The single largest wetland complex is approximately 
14 acres and is located at the eastern end of East St. Joseph Street. 

 

The chief threat to wetlands is filling. Although an array of federal, state, and local 
regulations help protect wetlands, wetlands (especially smaller ones) are still lost to road 
construction and other development activities. The draining of wetlands can also occur 
through tilling and rerouting of surface water. Some agricultural areas are actually 
former wetlands that would probably revert back to wetland character if left alone for a 
period of time. 

 

Even if wetlands are not directly filled, drained, or developed, they still can be impacted 
by adjacent uses. Siltation from erosion or pollutants entering via storm water runoff can 
destroy the wetland. Previously healthy and diverse wetlands can be reduced to 
degraded “muck holes” where only the hardiest plants like cattails can survive. Invasive 
plant species, such as purple loosestrife, can also negatively affect wetlands. The Village 
should consider working with the WDNR and local service groups to remove invasive 
species of plants from the Village’s wetland and floodplain areas. The Village’s wetland 
areas are shown in Figure 7-5. 

 

Environmentally Sensitive Areas 

The Brown County Planning Commission defines environmentally sensitive areas (ESAs) 
as portions of the landscape consisting of valuable natural resource features that should 
be protected from intensive development. They include all lakes, rivers, streams, 
wetlands, floodways, and other locally designated significant and unique natural 
resource features. ESAs also include a setback or buffer from these features. In addition, 
they include areas of steep slopes (slopes 12 percent or greater) when located within or 
adjacent to any of the features noted above (see Figure 7-6). Research and experience  
from throughout Wisconsin indicate that the potential exists for significant adverse water 
quality impacts if these areas are developed. 
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Identification and protection of ESAs are required by both state and county regulations 
under Wisconsin Administrative Code NR 121 and the Brown County Sewage Plan. The 
Wisconsin Department of Natural Resources and the Brown County Planning 
Commission enforce them during the review and approval of all public sanitary sewer 
extensions. The intent of the ESAs is to protect water-related natural resource features 
from the adverse impacts often associated with development. However, due to the 
specifics of the Wisconsin Administrative Code that pertains to these ESAs, these rules 
and regulations apply only to sewer development and related activities. Development 
utilizing private onsite sewage disposal systems is not subject to these regulations. 

 

In general, sewer development and associated filling, excavation, grading, and clearing 
are prohibited within ESAs. However, certain non-intensive uses, such as public utilities 
and public recreation, are often allowed within these areas. In conjunction with proper 
erosion control and storm water management practices both during and after 
development within and adjacent to these areas, protection of the ESAs can provide 
numerous benefits, including: 

 

 Recharge of groundwater. 
 

 Maintenance of surface water and groundwater quality. 
 

 Attenuation of flood flows and stages. 
 

 Maintenance of base flows of streams and watercourses. 
 

 Reduction of soil erosion. 
 

 Abatement of air pollution. 
 

 Abatement of noise pollution. 
 

 Favorable modification of micro-climates. 
 

 Facilitation of the movement of wildlife and provision of game and non-game 
wildlife habitat. 

 

 Facilitation of the dispersal of plant seeds. 
 

 Protection of plant and animal diversity. 
 

 Protection of rare, threatened, and endangered species. 
 

Threats to ESAs are similar to those of floodplains and shore lands. In addition, the 
quality and effectiveness of ESAs can be severely reduced should adjacent development 
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change drainage patterns or remove native vegetation from the lands within or 
immediately adjacent to the ESAs. Such disturbances can also introduce invasive plant 
species to the ESAs, which can result in loss of native vegetation, diversity, and habitat. 

 

It is recommended that the Village of Allouez work proactively with the Brown County 
Planning Commission to identify ESAs and educate the Village’s residents about the 
importance of ESAs.  The Village’s ESAs are displayed in Figure 7-6. 

 

Water Supply 

The Village of Allouez is a member of the Central Brown County Water Authority. The 
Authority provides drinking water from Lake Michigan to Allouez. The Utilities and 
Community chapter discusses the drinking water system in greater detail. 

 

Woodlands 

The Village of Allouez does not contain any 
large wooded tracts of land outside of the 
Green Isle Park area. However, the Village 
does have a very active street tree planting 
program and has been named a “Tree City, 
USA” by the National Arbor Day Foundation 
for the years 1996-2012. Twice a year, 
residents may purchase trees through the 
Village, at which time the Village will plant 
them within the street right-of-way. 

 

Street trees are an excellent means of beautifying the built environment, providing 
neighborhood character, and moderating the effects of high temperatures on the street.   
In Allouez’s older neighborhoods where street trees were originally planted, the now 
mature trees are a significant amenity. The Village should continue its proactive 
approach in planting street trees and developing its urban forest. 

 

Wildlife Habitat 

Since almost all of the Village of Allouez is already developed, wildlife habitat is 
generally limited to areas along the East River, as well as to the aquatic habitats of both 
the Fox and East Rivers. The shoreline and wetland areas of the East River provide very 
limited habitat for animal species that are used to human contact, including muskrat, 
songbirds, and Canadian geese. 

 

The aquatic habitat of the Fox River has improved rather dramatically over the past 20 
years and now supports a sport fishery of bass, walleye, pike, and musky. However, fish 
consumption advisories remain in place due to the presence of PCBs and heavy metals. 
The East River does not support a strong fishery due to poor water quality from 
suspended solids and nutrients. The Village should continue to implement the 
recommendations in the Village’s storm water management plan to help improve the 
water quality and the aquatic habitat of the Fox and East Rivers. 
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Threatened and Endangered Species 

An endangered species is one whose continued existence is in jeopardy and may become 
extinct. A threatened species is one that is likely, within the  foreseeable  future,  to 
become endangered. The Bureau of Endangered Resources within the Wisconsin 
Department of Natural Resources monitors endangered and threatened species and 
maintains the state’s Natural Heritage Inventory (NHI). This program maintains data on 
the locations and status of rare species in Wisconsin. According to the NHI, there are 
some endangered or threatened species found or potentially found in Allouez. Because 
some species are very sensitive, their actual locations are kept vague in order to protect 
them. 

 

Below is a list of threatened and endangered species that may be found in Allouez 
(according to the Natural Heritage Inventory): 

 

 Longear Sunfish (fish). 
 

 Greater Redhorse (fish). 
 

 Cherrystone Drop (snail). 
 

 Purple False Oats (plant). 
 

 Snow Trillium (plant). 
 

 Seaside Crowfoot (plant). 
 

In addition, the WDNR and the University of Wisconsin have developed the Aquatic and 
Terrestrial Resources Inventory (ATRI) as another means to disseminate information 
concerning inventories and data on endangered aquatic and terrestrial resources. A 
review of the ATRI website indicated that there is a known incidence of an endangered 
aquatic species in the Fox River. This database is again kept purposefully vague to 
prevent disturbance of the resource. The primary threats to the aquatic species listed in 
ATRI and the other endangered species in the NHI are the loss of wetlands and other 
habitats due to development and other factors. The Village should ensure that the  
WDNR is contacted early in the process of any proposed development along the Fox or 
East Rivers to address these issues. 

 

Metallic/Nonmetallic Mineral Resources 

The Village has no known metallic minerals (such as zinc or copper). It also currently 
contains no nonmetallic mining sites. Existing development throughout the  Village 
would likely preclude any quarrying or mining activities. 

 

Historic Buildings 

Historic sites are those sites or places worthy of preservation and those determined to be 
significant to the nation’s, state’s, or local community’s heritage in terms of history, 
architecture, archaeology, engineering, and/or culture. To be listed on a national or state 
register of historic sites, the site or place must be nominated, and it must meet applicable 
federal and/or state requirements.  Although listing does not place any restrictions on 
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the site or place, it does enable it to become eligible for special income tax credits for 
rehabilitation and for other grant and aid programs. However, special restrictions to the 
site or place may apply if a unit of government owns it. 

 

The Historic Preservation Committee was created to advise the Village Board regarding 
the protection and preservation of historically significant features, sites, and structures 
within the community. The committee is responsible for designating historic landmarks 
and establishing historic districts. The committee is also responsible for regulating the 
designated historic landmarks and property within each historic district to preserve the 
landmarks, property, and character of the district. 

 

The Historic Preservation Committee received a grant-in-aid to conduct the Architectural 
and Historical Intensive Survey. The Village was able to use the grant money to hire an 
architectural and historic preservation consulting firm to assist the committee in 
identifying structures, buildings, complexes, and districts of architectural or historical 
significance that are potentially eligible for listing in the National Register of Historic 
Places. From October 2012 to July 2013, the survey identified 785 resources of 
architectural and historical interest as well as 3 potential historic districts. Although the 
resources include a small quantity of public buildings such as schools, churches, and 
commercial buildings; the majority of the surveyed resources are single-family  
residences. 

 

The results of this survey provide an overview of the different series of developments 
throughout the history of Allouez, which can be used in future planning decisions and 
increasing public awareness of the history and architecture of the community. 

 

Along with the number of historic  
sites and buildings located within the 
municipal boundaries of  Allouez, 
there is a concentration of buildings in 
the Village that have been moved from 
other places in Brown County to 
Heritage Hill State Park. Heritage Hill 
has six buildings that are listed on the 
state and national register of historic 
places. In addition, there are  a  
number   of   other   buildings   on  the 

Heritage Hill grounds that, according to the Wisconsin Architecture and History 
Inventory (AHI), may be eligible for listing on either the state or national register. 

 

The Village has two other listings on the state and national registers, located outside of 
Heritage Hill. The Wisconsin State Reformatory (near the STH 172/Riverside Drive 
interchange) was certified and listed as a historical district in 1990, as well as a residential 
house on Taft Street that was added in 2005. There are seven buildings and one structure 
within the Reformatory District that may be eligible for individual listing, as well. 

 

According to the Wisconsin Architecture and Historical Inventory (AHI), the Village has 
a total of 65 buildings and structures that may be eligible for listing on the state or 
national registers.   These include the buildings at Heritage Hill, the former   Hochgreave 
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Brewing Company on Riverside Drive, and a number of other buildings and private 
homes throughout the Village. Structures that are listed on the AHI do not have any 
special rights conferred upon them, but they do illustrate Wisconsin's unique history. A 
complete listing of inventoried buildings and structures can be found on the Wisconsin 
Historical Society web page. 

 

The Village should maintain priorities for protection of historic and cultural buildings 
and strive for rehabilitation and maintenance rather than demolition, when possible, by 
working with private property owners to pursue federal and state historic 
preservation/rehabilitation tax credit programs. Figure 7-7 identifies the locations of the 
structures listed on the state and national register of historic places. 

 

Archeological Resources 

Due to the Village’s location between two major rivers, it likely contains a number of 
archeological sites, including burial and historic village sites. According to the Neville 
Public Museum, few archeological surveys were completed in Allouez and those that 
were completed were small scale for specific projects. In addition to the collections at the 
Neville Public Museum, there are collections from Allouez at the Milwaukee Public 
Museum and Illinois State Museum. The Village is now almost completely developed, 
and as a result, any archeological sites that may have been intact are now most likely 
damaged, buried, or completely destroyed. 

 

Community Identity and Design  
 

The Village of Allouez maintains a very 
unique identity within the greater Brown 
County community. It is recognized as a 
very residential community and one that 
requires developments to conform to its 
residential character. This is particularly 
noticeable with regard to the design of 
new commercial establishments where 
they have features typically associated 
with residential developments. The 
Village  also  takes  pride  in  the   median 

boulevards on Webster Avenue, as evidenced by the plantings and beautification efforts. 
The Village should continue to beautify its main thoroughfares through the utilization of 
its sign ordinance that requires   pedestrian- 
scale monument-style signage rather than 
large monopole pedestal signs that are 
typical of many main streets. The addition 
of period-style lighting fixtures, the 
continuation and expansion of the 
boulevard and sidewalk plantings, street 
furniture, and utilization of traffic calming 
techniques along streets, such as East River 
Drive, Libal Street, and Riverside Drive, 
would also reinforce the community design 
attributes that Allouez’s residents desire. 
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Allouez should also take better advantage of the availability of the Fox River shoreline. 
The Village has done an excellent job utilizing the East River corridor as a linear parkway 
for its residents to enjoy. The Village should capitalize on the positives from the East 
River and utilize the momentum created from the Fox River Trail to investigate 
redevelopment opportunities along the Fox River shoreline. There are a few large 
undeveloped parcels of land located along the Fox River, and the Village should work 
with these landowners to redevelop their property in such a way that the Fox River is 
showcased as a vital amenity to the Village. This can be accomplished through the 
provision of public access and by private developers incorporating views of the Fox  
River into their site plans. Additionally, the Village should work with the Department of 
Natural Resources and the Heritage Hill Corporation and Foundation to plan for the 
development of the vacant parkland located between the Fox River Trail and the Fox 
River north of STH 172 and Riverside Drive and the Fox River south of STH 172. 

 
Recommended Policies, Programs, and Actions 

 
It is important to note that many of the policies, programs, and actions identified in this 
chapter have been specifically formulated to also address recommendations within the 
Land Use and Community Facilities chapters of this plan. Not only is such an approach 
economical and efficient for the Village, the Smart Growth legislation requires 
consideration of these issues. 

 

Natural Resources Recommendations 

 Continue to maintain the parkway along the East River and consider planting native 
grasses and shrubs along the river to improve the vegetative buffer and further filter 
storm water runoff. 

 

 Work with local conservation or school groups to stabilize the shoreline along the 
East River Parkway by planting native grasses and plants in order to reduce  
shoreline erosion. 

 

 Continue to encourage developers to incorporate access to the Fox River Trail and/or 
views of the Fox River in redevelopment projects. 

 

 Continue implementation of the recommendations contained in the Village’s storm 
water management plan to help the process of improving the water quality of the  
Fox and East Rivers. 

 

 Ensure adequate shoreline protection and screening by consistently enforcing the 
Village’s shore land/wetland ordinance. 

 

 Periodically review and revise (as necessary) the Village’s Floodplain Zoning 
Ordinance to ensure its continued viability. 
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Develop a detailed flood study for the Fox River and update the East River Flood 
Study in cooperation with the neighboring communities where new developments 
are taking place upstream. 

 

 Adopt a Village-wide shore land zoning ordinance to ensure uniform regulation and 
enforcement within the Village in regard to protection of its rivers and streams. 

 

 Coordinate with local conservation, school, or other service groups to remove 
invasive plants, such as purple loosestrife, buckthorn, and garlic mustard from the 
Village’s wetlands and floodplains. 

 

 Begin an educational program to make residents more aware of environmental areas, 
issues, and solutions in the Village. 

 

 Maintain the Village’s designation as a Tree City, USA, by continuing its proactive 
approach to planting street trees. 

 

 Contact the WDNR early in any development proposals along the East or Fox Rivers 
to properly address any threatened or endangered resources or archeological sites 
that may be present. 

 

Cultural Resources Recommendations 
 

 Establish priorities for protection of historic and cultural buildings and strive for 
rehabilitation and maintenance rather than demolition, when possible, by working 
with private property owners to pursue federal and state historic 
preservation/rehabilitation tax credit programs. 

 

 Continue to beautify the Village’s main thoroughfares through the creation of a sign 
ordinance that encourages pedestrian-scale monument-style signage rather than  
large monopole pedestal signs. 

 

 Consider the addition of period-style street lighting fixtures, the continuation and 
expansion of the boulevard and sidewalk plantings, street furniture, and utilization  
of traffic calming techniques along streets, such as East River Drive, Libal Street, and 
Riverside Drive, to reinforce the community design attributes that Allouez’s  
residents desire. 

 

 Encourage vacant shoreline redevelopment projects that include public access and 
views of the Fox River as part of the development. 

 

 Work with the Department of Natural Resources and the Heritage Hill Corporation 
and Foundation to plan for the development of the vacant parkland located between 
the Fox River Trail and the Fox River north of STH 172 (at the dead end of Lazarre 
Road), as well as the vacant parkland located between Riverside Drive and the Fox 
River south of STH 172. 

 

 Any new accessed to Riverside Drive need to be cleared through the DOT planning 
section. 
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 Look at diocese, prison and Heritage Hill properties to encourage commercial or 
residential taxable development. 

 

 Implement the recommendations from the Architectural and Historical Intensive 
Survey Report. 
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CHAPTER 8 

 
Intergovernmental Cooperation 

Cooperation between neighboring and overlapping units of government is one of the 
primary goals of the Wisconsin Smart Growth Law and is a very important aspect of the 
Village of Allouez Comprehensive Plan. As Allouez develops and redevelops, it is 
important for the Village to work with the surrounding communities, Brown County, the 
state, and other units of government. Working cooperatively is especially important  
since many issues do not recognize municipal boundaries; what one municipality does 
can have significant impacts on its neighbors. 

 

The intent of the Intergovernmental Cooperation chapter is to analyze the existing 
relationships the Village has with other units of government and identify means of 
working cooperatively toward the goal and objectives identified in the Issues and 
Opportunities chapter of the plan. 

 
Analysis of Governmental Relationships 

 
Green Bay and De Pere School Districts 

 

Middle and High Schools 

 
The entire Village is situated within the Green Bay School District, and the Village 
contains three elementary schools that serve surrounding neighborhoods.  However,  
once children who live south of Greene Avenue graduate from elementary school, they 
are assigned to Lombardi Middle School and Southwest High School on the far west side 
of Green Bay. Although this is deemed necessary by school district administrators due to 
capacity constraints at Washington Middle School and East High School, this 
arrangement forces the school district and parents to drive the middle school students 
and some of the high school students to and from school each day because it is very 
difficult to reach the facilities using other transportation modes. Bused students who 
attend Lombardi or Southwest and participate in after school activities are able to take 
advantage of the Green Bay Metro bus service. 

 

A representative of the Green Bay School District stated that the Green Bay  School 
District will not seek to shift students into other districts. The representative also stated 
that the Green Bay district owns property on the east side of Green Bay and in Bellevue 
that will likely be developed into schools that accommodate a variety of grade levels (K– 
8, 9–12, and possibly 6–12). 
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Elementary Schools 

 
The Village is currently well served by Webster, Langlade, and Doty Elementary Schools, 
but many people who were interviewed during the plan development process expressed 
their concerns about student accessibility to the three facilities. One of the primary 
concerns was the lack of sidewalks that lead to the school properties. Although the 
schools have sidewalks adjacent to them, many of the streets that lead to these sidewalks 
do not. This prompted a principal at one of the schools to tell Planning Department staff 
that many kids do not walk to school in the Village due to the lack of sidewalks. The 
principal also stated that the traffic congestion problems facing the school could be 
reduced if kids had safe places to walk to and from school. The Village developed the 
Safe Routes to School Plan that looks to address some of these concerns. 

 

  
Doty Elementary School Webster Elementary School 

In addition to sidewalks, some people expressed their concerns about children crossing 
Libal Street and other high volume (and high speed) traffic routes on their way to and 
from school. Many of these people stated that drivers often do not slow to the posted 
school zone speed limit (15 mph) when children are present and that the crossings are 
uncomfortable even when guards patrol the areas. 

 
Recommendations 

 

The Village and Green Bay School District should continue, by annual review, to 
cooperatively address traffic congestion, student accessibility (through sidewalk 
installation, traffic calming, and other techniques), and other issues. Where possible, the 
Village should also work to strengthen the position of Allouez within the surrounding 
school districts. 

 
Adjacent Communities 

 
During the plan development process, staff spoke to representatives of the City of Green 
Bay, City of De Pere, and Village of Bellevue to identify issues between these 
communities and Allouez.  These discussions are summarized in this section. 
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City of Green Bay 

After talking with representatives of Green Bay’s Public Works, Planning, and Fire 
Departments, Planning Commission staff found that the most important intercommunity 
issues appear to be concentrated along and near the Allouez/Green Bay boundary. For 
instance, a Planning Department representative indicated that people who live in the 
north section of the Village occasionally call Green Bay’s neighborhood police for 
assistance. The Planning Department representative also told Planning Commission staff 
that residents of the Village’s north side neighborhoods have asked the City of Green Bay 
for housing rehabilitation assistance. These requests are usually referred to the Village or 
the Wisconsin Housing and Economic Development Authority (WHEDA). The Planning 
Department representative was pleased that residents of the Village’s older 
neighborhoods are interested in improving their homes, but the representative  also 
stated that some residents of Green Bay’s Astor neighborhood are concerned about the 
condition of some of these homes. 

 
Recommendations 

 
To address the housing rehabilitation issues, the Village should follow the 
recommendations in the plan’s Housing and Implementation chapters. Specifically, the 
Village should consider establishing a local housing rehabilitation program that enables 
homeowners to obtain low-interest loans. The Village should also continue  its  fire 
service agreement with Green Bay. 

 

City of De Pere 

The City of De Pere representatives who were interviewed for this plan chapter indicated 
that the City and Village have a very good working relationship, even effectively sharing 
resources at times. The most contentious issue between the two communities appears to 
be Lebrun Street, which currently contains a gap in the eastern portion of the street 
segment. The De Pere representatives told Planning Department staff that Lebrun Street 
should be extended in the near future to create a connection between the two existing 
street sections. 

 

Another issue that has been discussed for several years is the addition of bicycle lanes 
along Libal Street in Allouez and De Pere.  The lanes were originally recommended in   
the Brown County Bicycle and Pedestrian Plan Update that was published by the Brown 
County Planning Commission, but the Allouez Village Board chose to not add bicycle 
lanes to the street following a public hearing that was attended by approximately 30  
Libal Street residents. 
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Lebrun Street East River and the East River Trail 

An example of cooperation between Allouez and De Pere is the extension of the East 
River Trail. In 1999 and 2000, representatives of the Village and City worked with Brown 
County Planning Commission staff and a representative of the Town of Ledgeview to 
develop an extension plan for the East River Trail in Allouez, De Pere, and Ledgeview.  
In 2002, Allouez and De Pere were able to obtain grant funds to extend the trail through 
De Pere to the Ledgeview border, and the trail’s base was installed at the end of the year. 
The trail extension was paved in the spring of 2003 and inter-municipality cooperation to 
care for the trail system continues. 

 
Recommendations 

 
Allouez should continue to share equipment with De Pere and work with the City on 
recreational and other projects. Some of the specific projects that the two communities 
should pursue in the future include the development of Lebrun Street, the addition of 
bicycle lanes on Libal Street. 

 

Village of Bellevue 

The Villages of Allouez and Bellevue have cooperated well in the past with park and 
recreation projects. Allouez and Bellevue, along with the City of De Pere have discussed 
creating a multi-jurisdictional recreation area for several years. The plan is for the 
communities to obtain funds to build a bicycle/pedestrian bridge over the East River 
near Lebrun Street that would enable people on both sides of the river to easily access the 
picnic areas in Bellevue, the East River Trail in Allouez and De Pere, and other existing 
and planned attractions. 

 
Recommendations 

 

Allouez and Bellevue should continue to share services and jointly work on projects 
where both possible and practical. 
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Other Entities 

 
Brown County 

The three County departments that currently have the most significant presence in the 
Village are the parks department, the sheriff’s department, and the highway department. 

 
Parks Department 

 

The County’s parks department maintains the Fox River Trail and many of the trail’s 
amenities. According to the Brown County Parks Department, the County and Village 
have recently discussed adding a walkway and creating a formal trail access point in 
Sunset Park. The Brown County Parks Department has also considered the transfer of  
the East River Trail to the County’s trail system, pending Allouez’s consent and  
approval, once the trail is extended to the Fox River Trail in Green Bay. 

 
Sheriff’s Department 

 
 

The Brown County Sheriff’s Department has provided law enforcement services to 
Allouez for more than 35 years. This is a long-standing agreement between Brown 
County and the Village, one that both sides plan to continue. 

 
 

Highway Department 
 

The plan’s Transportation chapter identifies roundabouts and other traffic calming 
techniques as methods of maximizing safety, efficiency, and accessibility for all Allouez 
residents. Since the highway department has jurisdiction over many of the major streets 
and intersections in the Village, it would be very important to cooperate with the 
department to study and implement the street, bicycle, and pedestrian improvements 
recommended in the comprehensive plan. 

 
Recommendations 

 
The Village should work with Brown County to establish additional Fox River Trail 
access points, as well as to develop safe, efficient, and accessible bicycle and pedestrian 
accommodations, streets, and intersections. The Village should also continue its 
relationship with the Brown County Sheriff’s Department and provide space for its 
officers in the Village Hall. 

 
 

Green Bay MPO 

The Green Bay Metropolitan Planning Organization (MPO) is a federally-designated 
transportation planning agency for the Green Bay urbanized area. Green Bay’s MPO is a 
component of the Brown County Planning Commission, and the MPO was extensively 
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involved in the development of the Village’s comprehensive plan. The MPO also works 
with the Village each year to develop the urbanized area’s Transportation Improvement 
Program (TIP), and the Village and MPO have worked together on several other projects 
in the past. 

 
Regional Entities 

 
Although the Village and Brown County have a very good working relationship, the 
Village occasionally competes against other communities within the county for economic 
development projects. This could result in a community accepting development that 
might not fit or be appropriate in a certain area largely to avoid allowing a neighboring 
unit of government to get the development and the project’s associated tax base. 

 

Central Brown County Water Authority (CBCWA) 

In large part because of its drinking water quality concern, the Village of Allouez became 
a member of the Central Brown County Water Authority (CBCWA). The CBCWA, 
comprised of the communities of Allouez, Bellevue, De Pere, Howard, Lawrence, and 
Ledgeview, was formed to obtain water from Lake Michigan rather than from 
groundwater. The CBCWA achieved their goal of obtaining water from Lake Michigan 
through a purchase agreement with the City of Manitowoc and Manitowoc Public 
Utilities, signed in July 2004. The agreement allowed for the construction of a 
transmission pipeline and water treatment system. Construction of the project began in 
July 2005 and was completed in August 2007. The system serves the member 
communities and has additional capacity to add new customers to the authority in the 
future. 

 
Recommendations 

 

The Village should continue to work with the Central Brown County Water Authority to 
establish a long-term source of potable water and cooperate with Brown County, 
Advance, and the Bay-Lake Regional Planning Commission to develop coordinated 
strategies to enhance the economic vitality of the Village, Brown County, and the region 
as a whole. 

 

State of Wisconsin 
 

Wisconsin Department of Transportation (WisDOT) 

 
According to representatives of the Wisconsin Department of Transportation’s NE 
Region, WisDOT representatives would prefer a new interchange at STH 172/Webster 
Avenue to handle the conflicts between people exiting eastbound STH 172 to Webster 
Avenue and people using the Riverside Drive to Webster Avenue eastbound access road. 

 

Another issue that must be resolved between WisDOT and the Village is the provision of 
safe pedestrian and bicycle access across and along Riverside Drive (STH 57). This issue 
was   addressed   in   the   plan’s   Transportation   chapter,   which   recommended    that 
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representatives of Allouez, Brown County, WisDOT, and other stakeholders participate 
in a half-day audit of Riverside Drive to identify methods of eliminating this barrier. 

 

Recommendations 
 

The Village should work with WisDOT, Brown County, and other entities to identify 
methods of creating safer pedestrian and bicycle crossings and access along Riverside 
Drive. The Village should also work with WisDOT and Brown County to determine  
what improvements should be made to enhance safety and efficiency at the STH 
172/Webster/Riverside interchange. 

 
Wisconsin Department of Natural Resources (WDNR) 

 

The Wisconsin Department of Natural Resources purchased the rail right-of-way for the 
Fox River Trail in 1998, and the trail continues to be a state facility that is managed by 
Brown County. If the rail line that runs along the north portion of Allouez is proposed  
for abandonment in the future, the Wisconsin DNR would likely negotiate the purchase 
of the right-of-way for its eventual conversion to a trail. 

 
Heritage Hill State Park 

 
Heritage Hill State Park is currently considering expanding, likely near STH 172 on the 
west side of Riverside Drive. Park representatives have not, however, decided what 
facilities would be added to the park when it is expanded. 

 

The park currently contains a path that passes under Riverside Drive near Lazarre Street, 
and this path happens to be the only grade-separated crossing of the highway in Allouez. 
Although the path is currently within the park and is not accessible to people outside the 
park’s fences, it would be a very safe and convenient route for people who want to cross 
Riverside Drive at Lazarre to reach the Fox River Trail. 

 

Recommendations 
 

The Village should contact representatives of Heritage Hill State Park and discuss the 
possibility of providing public access to the Riverside Drive underpass to allow Fox River 
Trail users to cross the highway safely and conveniently. The Village should also invite a 
representative of the park to participate in the Riverside Drive pedestrian access study. 

 

Wisconsin Department of Corrections 

Although many Village residents would prefer to see the Allouez Correctional Facility in 
another community, the facility appears to do the best it can to be a good neighbor. 
According to the prison warden, the facility has a community relations board that meets 
periodically with Village officials to discuss projects inside and outside the facility. The 
warden also told Planning Department staff that the prison has a contract with the  
Village for fire/rescue services, and the prison staff is very pleased with these services. 
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Some people don’t mind the front of the prison… …but it appears that nobody likes the back. 

 
 

During the plan development process, many Allouez residents told Planning Department 
staff that the wall that faces Webster Avenue is unattractive. The wall was covered with 
vines several years ago, but prison officials removed the vines when they became thick 
enough to serve as cover for escaping prisoners. When asked if a mural could be painted 
on the wall, the warden indicated that this would be acceptable and suggested that the 
prison and Village work together to choose an artist and possibly obtain grant funds to 
complete the project. 

 
Recommendations 

 

The Village should continue to meet with the prison’s community relations board to 
discuss upcoming projects and other issues. The Allouez Beautification Committee 
should also work with prison officials and the prison’s community relations board to 
choose an artist and, if possible (or necessary), obtain grant funds to pay for painting a 
mural along the Webster Avenue wall. 

 

Catholic Diocese of Green Bay 

The Catholic Diocese of Green Bay owns a significant amount of land in the Village, and  
a representative of the diocese indicated during an interview that the diocese would 
consider allowing portions of this land to be developed in the future. The Village should 
view this as an opportunity to strengthen its relationship with the diocese while 
expanding its tax base in areas that were previously nontaxable. 

 
Recommendations 

 
The Village should work with the Catholic Diocese of Green Bay to develop projects on 
diocese-owned land to enable the Village to realize tax base on parcels that were 
previously nontaxable and create additional destinations for people to visit in Allouez. 

 
Summary of Recommendations 

 
The Village of Allouez should implement the following recommendations to achieve the 
goal and objectives of this plan element: 



137 

Intergovernmental Cooperation 
 

 

 
 

 

 The Village and Green Bay School District should continue, by annual review, to 
cooperatively address traffic congestion, student accessibility (through sidewalk 
installation, traffic calming, continuation of bus service, and other techniques), and 
other issues. Where possible, the Village should also work to strengthen the position 
of Allouez within the surrounding school districts. 

 

 To address housing rehabilitation issues in the neighborhoods near the City of Green 
Bay, the Village should follow the recommendations in the plan’s Housing and 
Implementation chapters. Specifically, the Village should consider  establishing  a 
local housing rehabilitation program that enables homeowners to obtain low-interest 
loans. The Village should also continue its informal fire service agreement with 
Green Bay. 

 

 Allouez should continue to share equipment with the City of De Pere and work with 
the City on recreation and other projects. Some of the specific projects that the two 
communities should pursue in the future include the completion of Lebrun Street. 

 

 Allouez and the Village of Bellevue should continue to cooperatively complete park 
and recreation projects. 

 

 The Village should work with Brown County to consider establishing a formal Fox 
River Trail access point at Sunset Park if desire lines form in the park and to develop 
safe, efficient, and accessible intersections and streets. The Village should also 
continue its relationship with the Brown County Sheriff’s Department. 

 

 The Village should work with WisDOT, Brown County, and other entities to identify 
methods of creating safer pedestrian and bicycle crossings along Riverside  Drive. 
The Village should also work with WisDOT and Brown County to determine what 
improvements should be made to enhance safety and efficiency at the STH 
172/Webster Avenue/Riverside Drive interchange. 

 

 The Village should continue to be in contact with representatives of Heritage Hill 
State Park and discuss the possibility of providing public access to the Riverside 
Drive underpass to allow Fox River Trail users to cross the highway safely and 
conveniently. The Village should also invite a representative of the park to  
participate in the Riverside Drive access study. 

 

 The Village should continue to meet with the Allouez Correctional Facility’s 
community relations board to discuss upcoming projects and other issues. The 
Allouez Beautification Committee should also work with prison officials and the 
prison’s community relations board to choose an artist and, if possible (or necessary), 
obtain grant funds to pay for painting a mural along the Webster Avenue wall. 

 

 The Village should work with the Catholic Diocese of Green Bay to develop projects 
on diocese-owned land to enable the Village to realize tax base on parcels that were 
previously nontaxable and create additional destinations for people to visit in 
Allouez. 
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CHAPTER 9 

Implementation 

The completion of a comprehensive plan should be celebrated as a significant milestone 
in providing guidance for the future development and redevelopment of Allouez. 
However, the key to the success of a comprehensive plan is its implementation.  There  
are several regulatory tools and administrative mechanisms and techniques that can be 
utilized to implement the plan. Although this chapter does not include all of the 
recommendations in the comprehensive plan, it does summarize the various action steps 
the Village should take to implement the recommendations. 

 
Land Use 

 
Zoning Ordinance 

Zoning is the most common regulatory device used by municipalities to implement plan 
recommendations. The major components of zoning include a written zoning ordinance 
and a zoning district map. The zoning ordinance includes specific language for the 
administration of the regulations. Included in the text are definitions, district use 
requirements, administrative procedures, parking regulations, and other elements. The 
zoning district map defines the legal boundaries of each zoning district identified in the 
zoning ordinance. 

 
Action Steps: 

 

1. When the Village considers future rezoning requests, it is important that the various 
comprehensive plan components and recommendations be considered and used as a 
guide in the rezoning determination process. Land use recommendations contained 
within the plan should be implemented by the zoning ordinance and map. 

2. The Village’s zoning ordinance should be revised as necessary to promote concepts 
from the comprehensive plan, such as mixed land uses, zero/minimal setback 
development, traditional neighborhood development, and neighborhood commercial 
nodes. 

If clear design guidelines can be established to streamline the Village’s current Planned 
Development District (PDD) process, the Village should revise its zoning ordinance once 
the guidelines are approved to incorporate the guidelines into the ordinance. These 
guidelines should be used in conjunction with the Village’s current Planned  
Development District (PDD) process to efficiently meet the design goals of the 
community and avoid discouraging development that is compatible with the Village. 

 

Subdivision Ordinance 

Subdivision regulations govern the process by which lots are created out of larger tracts 
of land. These regulations seek to ensure that the subdivisions appropriately relate to the 
surroundings, as well as existing and future public facilities. 
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Action Steps: 
 

1. The Village’s subdivision ordinance should be revised as necessary to include the 
concepts identified in the comprehensive plan. The Village should then use the 
revised ordinance when reviewing development and redevelopment proposals to 
ensure that the completed projects are consistent with the plan. 

2. Promote environmentally sensitive land development designs by developers and 
designers. 

 

Transportation 
 

Future thinking is to add a guide to allow outside thinking and flexibility. 

Village Streets and Walkways 
 

Action Steps: 
 

1. The Village’s subdivision ordinance should be revised to enable developers to build 
narrower streets and allow the Village to narrow existing streets when they are 
reconstructed. The ordinance should also be amended to  establish  right-of-way 
width standards that do not require the acquisition of more right-of-way than 
necessary. The recommended street and right-of-way width standards in the 
comprehensive plan’s Transportation chapter should be used to modify the Village’s 
existing standards. 

2. The Village should develop a traffic calming device implementation plan for its 
existing streets, and funds should be set aside for these projects in the Village’s 
Capital Improvements Program (CIP). 

3. The Village should create a sidewalk installation and maintenance policy that is 
consistent with the recommendations in the comprehensive plan. 

4. The Village should continue to work with the Brown County Planning Commission 
and its recently-formed Walking Advisory Group (WAG) to develop a pedestrian 
access plan for Riverside Drive. The Village should continue to be an active member 
in Allouez Walks & Bikes and Friends of the Fox River State Trail. 

5. The Village should consider complete streets concepts when redeveloping roads 
within the Village. 

 
 

Development Patterns 
 

The Village should implement the development pattern recommendations that are 
included in the Land Use, Transportation, and other chapters of the comprehensive plan. 
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Economic Development 
 

Action Steps: 
 

1. The Village should attempt to establish clear design guidelines that clearly inform 
potential developers of the Village’s design preferences before development plans  
are drafted. 

2. The Village should consider working with Advance and/or the Bay-Lake Regional 
Planning Commission in developing economic development revolving loan 
programs. 

3. The Village should maintain an inventory of existing vacant buildings and land that 
are identified as potentially contaminated with industrial- or petroleum-based 
pollutants. 

4. The Village should continue to develop the Economic Development Committee and 
continue support of the Allouez Business Association. 

5. The Village should continue to promote and encourage development through the  
Tax Increment Financing District. 

 

Housing 
 

Action Steps: 
 

1. The Village should perform a study to assess the current condition of the Village’s 
housing stock and determine the need and potential locations for housing 
rehabilitation projects. 

2. The Village should work with the Brown County Housing Authority, Integrated 
Community Services (ICS), and/or the Bay-Lake Regional Planning Commission to 
identify housing rehabilitation target areas in the north portion of the Village. Once 
this is done, the Village should consider applying for CDBG-Housing rehabilitation 
grants, establishing a rehabilitation revolving loan fund (RLF) program, and 
administering the program. 

3. The Village should develop a housing maintenance code that addresses situations 
where property values are being harmed through the willful neglect of nearby 
properties. The Village should also investigate the development of a funding 
mechanism to help finance the repairs of neglected properties and encourage 
residents to perform the repairs. 

 

Utilities and Community Facilities 
 

Action Steps: 

 
In addition to implementing the Village’s existing facility studies and plans, the Village 
should create the following items: 

1. Stormwater management plan updates. Continue to update storm water management 
plans as required. 
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2. Park and outdoor recreation plan updates. Continue to update park and outdoor 
recreation plan as required. In addition to being a useful guide for the Village, the 
plan updates would allow Allouez to continue to be eligible for grant funds from the 
Wisconsin Department of Natural Resources. 

 

Agricultural, Natural, and Cultural Resources 
 

Action Steps: 
 

1. The Village should cooperate with the surrounding communities to develop a 
detailed flood study for the Fox River and to update the East River Flood study. 

2. Allouez should adopt a village-wide shore land zoning ordinance to ensure uniform 
regulation and enforcement throughout the Village. 

3. The Village should conduct a detailed survey of its older buildings and “cultural 
icon” structures to determine if the buildings qualify for historic status. 

4. Once the historic building survey is completed, the Village should consider adopting 
a historic preservation ordinance to ensure the preservation of structures listed on  
the state and/or national registers of historic places. 

5. The Village should seek grant funds to assist property owners in the rehabilitation 
and maintenance of historic structures. 

 

Other Items 

 
Official Map 

An Official Map is a regulatory tool utilized by a community to project and record future 
municipal improvements. It is commonly used to identify existing streets and planned 
improvements, but an Official Map can also be utilized to identify planned school sites, 
recreation areas, and municipal facilities. Once an area is identified on an Official Map,  
no building permit for a use other than the proposed use on the map may be issued for 
that site unless the map is amended. 

 
Action Steps: 

 

1. The Village’s Official Map should be revised to reflect the recommendations in the 
comprehensive plan. 

2. Future amendments to the Official Map should be reviewed to determine if they are 
consistent with the recommendations of the comprehensive plan. 

 
 

Capital Improvements Program 

Another important device for comprehensive plan implementation is a Capital 
Improvements Program (CIP). The program is designed to annually schedule public 
works projects within a specified period of time, and a CIP usually encompasses a period 
of five to ten years. A CIP that is consistent with the comprehensive plan would provide 
an implementation and monitoring tool to ensure that public works projects are located 
and scheduled with thorough consideration of each of the plan’s recommendations. 
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Action Steps: 
 

1. Based on the comprehensive plan’s recommendations, the Village should update and 
review the priorities and schedules for public works projects. Examples of these 
projects include street construction and maintenance, traffic calming measure 
installation, park maintenance, and sewer/water facility replacement and 
maintenance. 

2. Annual updates to the Capital Improvements Program should continue to occur, and 
these updates should be in compliance with the recommendations of the 
comprehensive plan. 

 
 

Potential Funding Sources 

Some of the recommendations in the plan may be implemented with the help of various 
sources of grant funds. Private dollars can be leveraged by developing creative 
partnerships and by utilizing state and federal grant sources. 

 
Action Steps: 

 

1.  Review the recommendations of the comprehensive plan and determine if they can   
be implemented using non-village funding sources (such as the sources identified in 
Appendix C). A review of CIP projects and an evaluation of grant fund resources 
should be completed on an annual basis, as well. The Village should also  
aggressively pursue grant opportunities to minimize the impact of the plan’s 
implementation on the local tax levy. 

 
 

Comprehensive Plan Review 

Planning is not static. It is a continuous, ongoing process that is subject to change. It is 
also at the mercy of many forces over which a municipality has very little or no control 
(economic conditions, weather, birth rates, etc.). Therefore, if the Village's  
comprehensive plan is to remain a useful document, the plan should be reviewed on an 
annual basis to ensure that it reflects current conditions and any changes and 
developments that occurred in the previous year. 

 
Action Steps: 

 

1. The public should be notified and provided an opportunity to comment on proposed 
amendments to the comprehensive plan. The Village should consider neighborhood 
opinion in evaluating how a proposed amendment would meet the amendment 
criteria. Options for soliciting public opinion could include direct mail survey forms, 
neighborhood meetings, and open house meetings. 

2. Criteria should be adhered to when considering amendments to the comprehensive 
plan. Amendments shall be approved only if they are determined to be in the public 
interest, and this determination should be based on a review of all applicable issues 
from the following list: 
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a. How the proposal is more consistent with applicable policies of the 
comprehensive plan than the existing provision. 

b. How the proposal is more consistent with each of the following objectives than 
the existing provision. Consistency is not required where the objective is 
clearly not applicable to the type of proposal involved. 
- Encourage the development of distinct neighborhoods served by 

commercial nodes and discourage strip commercial development. 
- Provide uses that are functionally integrated with surrounding areas and 

neighborhoods in terms of local shopping, employment, recreational, or 
other opportunities. 

- Provide development that is compatible and integrated with  
surrounding uses in terms of scale, orientation, pedestrian  
enhancements, and landscaping. 

- Maximize pedestrian and bicycle access throughout the Village. 
- Conserve and/or enhance significant natural and historical features. 
- Preserve and/or enhance the Village’s parks. 
- Provide adequate transportation, water, sewer, and other public services. 
- Provide significant economic development opportunities and 

broadening of the Village’s economy. 

- Provide for the formation and enhancement of neighborhoods. 
c. How substantial changes in circumstances have occurred since the original 

provision was approved in the plan. 
3. Scope of review. The review and evaluation of proposed comprehensive plan map 

changes should consider both the likely and possible future use of the sites and the 
associated impacts. 

4. Cumulative Impacts. The review of individual comprehensive plan map or policy 
amendments should also consider the cumulative transportation, land supply, and 
environmental impacts of other plan amendments proposed within the same annual 
cycle. 

5. The Village of Allouez Plan Commission should prepare a brief annual report. This 
report should summarize how the comprehensive plan was used to direct major 
spending, regulatory, and construction decisions, how development has or has not 
coincided with the recommendations of the plan, and how community circumstances 
have changed that have necessitated recommendations for appropriate 
comprehensive plan amendments by the Village Board. 

6. The Village should consult annually with other governmental agencies and 
neighboring communities to get their input regarding how their community  
activities relate to the recommendations of the comprehensive plan. 

7. The Village should complete a formal review of the entire comprehensive plan at least 
once every five years. Based on this review, changes should be made to sections of the 
plan that are determined to be out of date and sections that are not serving their 
intended purposes. 

8. At least once every ten years, the plan should be reviewed and updated using a formal 
process that includes a citizen’s advisory committee similar to the committee used to 
develop this plan. 
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APPENDIX A: Comprehensive Plan Visioning Session 
Results 

 
 

RANK POINTS ISSUE 

1 388 Need to solve the drinking water problem in the Village. 

2 205 Build a stronger tax base through future development. Keep tax rate 
low. 

3 167 Create a safer community through crime prevention programs and 
additional policing. 

4 149 Preserve Allouez as a residential community that is quaint and homey. 

5 134 Village should continue its excellent snow removal, garbage collection, 
fire/rescue, and other services. 

6 123 Create better urban space/more village identity - village center with new 
village hall. 

7 119 Need better zoning enforcement (boats, vehicles, trailers) and resident 
information. 

8 111 Increase shared services with other jurisdictions. 

9 106 Promote effective management of traffic problems (ex. STH 
172/Webster/Riverside interchange). 

10 104 Reduce reliance on the autos by improving mass transit, pedestrian 
walkways, bike facilities. 

11 85 Promote business-friendly attitude. 

12 82 Address declining housing stock while encouraging residents to repair 
and maintain their homes. 

13 73 Make better use of existing waterfront. 

14 69 Keep business area compatible with residences, be flexible. 

15 66 Traffic calming needed to reduce vehicle speeds (along Riverside Drive 
etc.). 

16 61 Village needs emergency/disaster plan (terrorism, flood, etc.). 

17 60 Not enough sidewalks - unsafe to walk (ex. Riverside Drive). 

18 59 Encourage resource conservation, waste reduction, and recycling. 

19 57 Support locally-owned businesses. 

20 52 Maintain existing zoning. 

21 46 Increase lighting in residential areas to improve pedestrian travel. 

22 44 Connect streets better with Fox River Trail, address these safety and 
access issues. 

23 42 Look for additional ways across the two rivers. 

24 39 Traffic safety problems with new Target (concerning Allouez Avenue 
and Libal Street). 

25 38 Improve and maintain underground utilities. 

26 37 Need bike lanes on streets. 

27 36 Create neighborhood districts. 
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Appendix A (Continued) 
 

RANK POINTS ISSUE 

28 35 Need more yard waste pickup days. 

29 34 Address aging municipal buildings. 

29 34 Retain the existing greenspace of the Village. 

31 33 Maintain existing housing stock. 

32 32 Promote more gathering places in Village (such as Lox Stock & Bagel). 

33 30 Require new residential and commercial development to leave 10-20% 
devoted to open space. 

34 28 Need a grocery store in the center of the Village. 

35 27 Promote commercial activity on Libal Street. 

36 24 Monitor increasing commercialization (ex. Webster Avenue). 

37 22 Continue to maintain flowers in boulevards. 

38 21 Trees and bushes blocking views at intersections. 

39 20 Provide more passive opportunities in parks:  picnic areas, restrooms. 

40 17 Zoning regulations should be simplified to encourage upkeep, especially 
improvements. 

41 16 Keep design standards. 

42 9 Issues with the running of stop signs near Green Isle Park (Greenwald 
and Greene). 

43 8 Address abandoned properties. 

44 7 Find a way to expand the YMCA. 

44 7 Allouez should have a library. 

46 5 Allocate time and equipment better for Village employees. 
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APPENDIX B: Public Participation Process for the Allouez 
Comprehensive Plan 

 
The Village of Allouez Comprehensive Plan will include several public participation 
components.  These components are summarized below. 

 
Citizens Advisory Committee 

 

At the beginning of the plan development process, the Village will appoint 
representatives to a citizen’s advisory committee. The advisory committee will advise 
staff during the plan development process, review plan recommendations, discuss the 
plan elements with public meeting participants, and recommend a final draft of the 
comprehensive plan to the Village’s planning committee and board. These meetings will 
be open to the public. 

 

Flier 
 

To officially start the planning process, a flier will be mailed to each Allouez household 
that summarizes the process and provides survey questions for people to answer to get 
them thinking about planning issues. The flier will also invite residents to a community 
visioning session that will occur at the beginning of the planning process. 

 

Community Visioning Session 
 

Once the project is underway, a community visioning session will be held during an 
evening to establish many of the goals and objectives that will serve as the foundation of 
the comprehensive plan. All Allouez residents will be invited to attend the sessions to 
offer and discuss their ideas of how the Village should grow over the next several years. 

 

Stakeholder Interviews 
 

After the first draft of the plan’s goals and objectives is completed, staff will conduct 
interviews with elected officials and other residents who make decisions for the 
community to determine how they feel about the goals and objectives and if additional 
issues should be addressed in the plan. 
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Public Open House Meetings 
 

Once the survey, visioning session, stakeholder interviews, and other foundation- 
building exercises are completed and the draft plan has taken shape, at least one public 
open house meeting will be held to present various sections of the plan. Meeting 
participants will also have the opportunity to discuss the recommendations with 
planning staff and advisory committee members and to suggest modifications. 

 

Public Hearing 
 

Following the open house meeting(s) and the approval of the draft document by the 
citizen’s advisory committee, a public hearing will be held to receive additional input 
from the public. 

 

Zoning/Planning Committee and Village Board Meetings 
 

Following the public hearing, the draft plan will be presented to the Village’s zoning and 
planning committee and board. These meetings will be open to the public and will be 
intended to discuss and adopt the plan. 
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APPENDIX C: Financial Assistance for Wisconsin’s 
Communities 

The Wisconsin Economic Development Corporation (COMMERCE) has a broad range of 
financial assistance programs to help communities undertake economic development. 
This quick reference guide identifies these programs and selected programs from other 
agencies. COMMERCE maintains a network of area development managers to offer 
customized services to each region of Wisconsin. 

 

The Brownfields Initiative provides grants to persons, businesses, local development 
organizations, and municipalities for environmental remediation activities for brownfield 
sites where the owner is unknown, cannot be located, or cannot meet the cleanup costs. 
Contact Jason Scott, 608/261-7714. 

 
The Community-Based Economic Development Program is designed to promote local 
business development in economically distressed areas. The program awards grants to 
community-based organizations for development and business assistance projects and to 
municipalities for economic development planning. The program helps community- 
based organizations plan, build, and create business- and technology-based incubators 
and can also capitalize an incubator tenant revolving loan program. Contact Doug 
Thurlow, 608/266-7942. 

 

The CDBG–Blight Elimination and Brownfield Redevelopment Program can help  
small communities obtain money for environmental assessments and remediate 
brownfields.  Contact Joe Leo, 608/267-0751. 

 

The CDBG-Emergency Grant Program can help small communities repair or replace 
infrastructure that has suffered damages as a result of catastrophic events. 

Call 608/266-8934. 
 

The CDBG-Public Facilities component helps eligible local governments upgrade 
community facilities, infrastructure, and utilities for the benefit of low- to moderate- 
income residents.  Call 608/266-8934. 

 
The CDBG-Public Facilities for Economic Development component offers grants to 
communities to provide infrastructure for a particular economic development project. 
Contact Joe Leo, 608/267-0751, or Dawn Zanto, 608/266-8525. 

 

The Community Development Zone Program is a tax benefit initiative designed to 
encourage private investment and job creation in economically distressed areas. The 
program offers tax credits for creating new fulltime jobs, hiring disadvantaged workers, 
and undertaking environmental remediation. Tax credits can be taken only on income 
generated by business activity in the zone.  Call 608/267-3895. 

 
 
 

The Freight Railroad Preservation Program provides grants to communities to purchase 
abandoned  rail  lines  in  the  effort  to  continue  freight  rail  service,  to  preserve      the 

http://www.commerce.state.wi.us/CD/CD-bfi.html
file:///E:/CD/CD-bcf-cbed.html
file:///E:/CD/CD-bcf-cdbg-bebr.html
file:///E:/CD/CD-bcf-cdbg-emer.html
file:///E:/CD/CD-bcf-cdbg-pf.html
file:///E:/CD/CD-bcf-cdbg-pfed.html
http://www.commerce.state.wi.us/CD/CD-bed-devz.html
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opportunity for future rail service, and to rehabilitate facilities, such as tracks and 
bridges, on publicly-owned rail lines. Contact Ron Adams, Department of  
Transportation, 608/267-9284. 

 

The Health Care Provider Loan Assistance Program provides repayment of educational 
loans up to $25,000 over a five-year period to physician assistants, nurse practitioners, 
and nurse midwives who agree to practice in medical-shortage areas in Wisconsin. The 
program is designed to help communities that have shortages of primary care providers 
and have difficulty recruiting providers to their area. 
Contact M.  Jane Thomas,  608/267-3837. 

 

The Physician Loan Assistance Program provides repayment of medical school loans up 
to $50,000 over a five-year period to physicians who are willing to practice in medical- 
shortage areas in Wisconsin. The program is designed to help communities that have 
shortages of primary care physicians and have had difficulty recruiting these physicians 
to their area.  Contact M.  Jane Thomas, 608/267-3837. 

 

The State Infrastructure Bank Program is a revolving loan program that helps 
communities provide transportation infrastructure improvements to preserve, promote, 
and encourage economic development and/or to promote transportation efficiency, 
safety, and mobility. Loans obtained through SIB funding can be used in conjunction  
with other programs. Contact Dennis Leong, Department of Transportation, 608/266-
9910. 

 

Tax Incremental Financing (TIF) can help a municipality undertake a public project to 
stimulate beneficial development or redevelopment that would not otherwise occur. It is 
a mechanism for financing local economic development projects in underdeveloped and 
blighted areas. Taxes generated by the increased property values pay for  land  
acquisition or needed public works. 

 

The Wisconsin Transportation Facilities Economic Assistance and Development 

Program funds transportation facilities improvements (road, rail, harbor, airport) that are 
part of an economic development project. Contact Dennis W. Leong, Department of 
Transportation, 608/266-9910. 

 
 
 
 

 
Other Related Financial Programs 

 

The Community Development Block Grant (CDBG)-Economic Development Program 

provides grants to communities to loan to businesses for start-up, retention, and 
expansion projects based on the number of jobs created or retained. Communities can 
create community revolving loan funds from the loan repayments. 

 

The Freight Railroad Infrastructure Improvement Program awards loans to businesses 
or  communities  wishing  to  rehabilitate  rail  lines,  advance  economic      development, 

file:///E:/CD/CD-phc.html
file:///E:/CD/CD-phc.html
file:///E:/Downloads/MT-FAX-0815.html
file:///E:/Downloads/MT-FAX-0806.html
file:///E:/Downloads/MT-FAX-0963.html
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connect an industry to the national railroad system, or make improvements to enhance 
transportation efficiency, safety, and intermodal freight movement. Contact Ron Adams, 
Department of Transportation, 608/267-9284. 

 

The Recycling Demonstration Grant Program helps businesses and local  governing 
units fund waste reduction, reuse, and recycling pilot projects. Contact JoAnn  
Farnsworth (of the Wisconsin Department of Natural Resources) at 608/267-7154. 

 

The Wisconsin Fund provides grants to help small commercial businesses rehabilitate or 
replace their privately-owned sewage systems.  Contact Jean Joyce, 608/267-7113. 

 
 
 
 

Community Account Managers 
 

Wisconsin Economic Development Corporation’s dedicated Community Account 
Managers (CAMs) will provide personalized support for the specific business 
development needs of your community, coordinating inputs from various partner 
organizations as needed. 

 

Region 3: Naletta Burr (608)-210-6830 

For general inquiries call: 1-855-INWIBIZ (1-855-469-4249) 
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 WHY THIS PLAN  
 

 

 

PURPOSE OF THIS CORRIDOR STUDY 

Responding to Upcoming Actions 

The Wisconsin Department of Transportation (WisDOT) has begun the process of redesigning a portion of Riverside Drive. 

By 2020, it is anticipated that Webster Avenue will be redesigned by Brown County and the Village of Allouez.  How 

do these actions impact the community of Allouez?  How can the Village respond and couple other investments with these 

changes? The intent of this Corridor Study is to take a detailed look at conditions outside the right-of-way – predominantly 

along Riverside Drive, and secondarily along Webster Avenue – and provide a) process-based recommendations 

and b) conceptual development scenarios that can be feasibly implemented alongside roadway reconstruction. 

The Village of Allouez commissioned this Study with the following intent: 

“A main priority of the Study will be to plan for these major infrastructure improvements in a way that fits with the 

existing residential character of Allouez, while utilizing the ecologic and economic benefits that the Fox River and the 

major regional thoroughfares have to offer.” 

 
As the Village looked into the opportunities and challenges associated with the roadway reconstruction 

projects, community leaders decided to adopt a proactive response. As opposed to simply reacting to final 

engineering designs from WisDOT and others, the Village (with the cooperation of WisDOT) decided to 

plan the future of the Riverside Drive, from surrounding land uses to new vehicular access drives. 

 
During discussions among community leaders, neighbors, property owners, businesses, and other individuals and organizations, it 

became clear that this Corridor Study should, in the short and long run, define a vision and direction for Allouez as a prominent 

historical hamlet within the Green Bay metropolitan area. While Allouez has enjoyed its stable reputation as a solid bedroom 

community, it has potential to become an individually-recognized community of choice with strong environmental amenities, 

an active range of social activities, and a well-focused village center built on a combination of public and private activities. 

HOW THIS PLAN CAN BE USED 

This plan is structured to guide decisions made by Village staff and elected officials, residents and stakeholders, 

and developers and investors as to how re/development, change, and investment should occur along both the 

Riverside Drive and Webster Avenue corridors.  The plan guides these parties in making decisions pertaining to 

new social and economic activities, enhanced environmental conditions, revised circulation and street activity, and 

improved visual appeal and visitor usage.  These decisions each involve zoning, planning, due diligence, financing 

and budgeting, and policymaking – all of which are to impacted by the outcomes of this Corridor Study. 

 
This Corridor Study, through the lens of specific “development scenarios,” identifies the land uses, 

densities, architectural styles, green space opportunities, and development tools to best meet the current 

and future needs of the Village.  These development scenarios, elaborated in Chapter 5: 

Marine Street (page 34) 

Riverside Drive & St. Joseph Street (page 38) 

Webster Avenue & St. Joseph Street (page 42) 

Webster Avenue (page 46) 

Riverside Drive & Allouez Avenue (page 48) 

St. Joseph Street Arboretum Trail (page 50) 

 

The Study offers a market analysis, and a synopsis of interviews conducted with local business owners, brokers 

and investors, Village staff, and officials –  all with the intent to gain a clear understanding of the desired 

need and vision for both corridors. The Study identifies the immediate and long-range goals for both corridors, 

keeping in mind ways to mix public space with residential and commercial uses along the Fox River. 

 
The recommendations of this Corridor Study include a variety of “next steps” for both the Village and 

private property owners wishing to improve or re/develop property in accordance with the concepts 

embodied in this plan.  These next steps are outlined in the Implementation section in Chapter 7. 
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1:  WHY THIS PLAN 
 

 

 
 

 
Figure 1. Canadian National Viaduct Over 

Riverside Drive. Source: GRAEF. 

 

 
Figure 2. Property for sale on Riverside Drive & Informal 

Connection to the Fox River Trail. Source: GRAEF. 

Figure 3. Aerial view of study area. 

 
 

    
Figure 4. Civic asset: the Fox River. 

Source: Flickr. 

Figure 5. Public Trails in Allouez. 

Source: Village of Allouez. 

Figure 6. Current Condition of Riverside Drive. Source: Flickr. Figure 7. St. Francis Park and the Fox River. Source: GRAEF. 
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WEBSTER AVENUE 



 

 

 CORRIDOR CHARACTER & CONDITIONS 
 

 

 

RIVERSIDE DRIVE & WEBSTER AVENUE IN THE ALLOUEZ & REGIONAL CONTEXT 

The Village of Allouez’s primary transportation network – WIS 172, Riverside Drive/WIS 57, and Webster 

Avenue, CTH X – connect Allouez to the surrounding communities and the rest of the region. Riverside Drive/ 

WIS 57 and Webster Avenue/CTH X are both scheduled to be reconstructed within the coming decade. 

 
The Riverside Drive corridor contains a mix of development ranging from residential to industrial, 

with large amounts of undeveloped land. The entire western border of the corridor fronts the Fox 

River, and is home to the Fox River Trail – an incredible asset in the Green Bay region. Portions 

of the Riverside Drive corridor fall within the Village’s Tax Incremental District (TID). 

 
The Webster Avenue corridor is considered a high traffic corridor with only a few vacant parcels. However, with 

the majority of the land area being developed, investment opportunities lie primarily within re/development, 

façade improvements, and enhancements to the public and private interactions of this urban space. Portions of this 

corridor also fall within the Village’s TID and thus are eligible for other redevelopment programs. While this area 

was originally developed as a boulevard community, it is the hope of the Village to develop the northern portion 

of this area into one with a more walkable, “Main Street” feel, building on the area’s sustainable attributes. 

 
Few north-south corridors offer seamless connectivity between WIS 172 and downtown Green Bay. Both the 

Riverside Drive and Webster Avenue corridors, and particularly the portions of each corridor that fall within this 

Study area (the boundaries for which are shown in upcoming pages), offer that invaluable access to Green Bay. 

Thus, these corridors are positioned to continually generate customer traffic to and through the Allouez community. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 

Figure 8. The Village of Allouez and the Riverside Drive and Webster Avenue corridors in regional context. 
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Drive to downtown Green Bay 
from Allouez’s core: ~7 minutes 

Riverside Drive Corridor length: 
1.8 miles 

Webster Avenue Corridor 
length: 
1.9 miles 

Traffic on Riverside Drive: 
13,200 – 15,800 cars / day 

Traffic on Webster Avenue: 
14,500 – 19,800 cars / day 



 

 

2:  CORRIDOR CHARACTER & CONDITIONS 
 

 

 

PHYSICAL CONDITION OF THE RIVERSIDE 
DRIVE AND WEBSTER AVENUE CORRIDORS: 

PROCESSES FOR IMPROVEMENTS 

WIS 57 IMPROVEMENT PROJECT FOR RIVERSIDE 

DRIVE IN ALLOUEZ * 

The project location for WisDOT includes the following 

segments, totaling at 3.4 miles in length, and both with 

anticipated construction taking place in 2018/2019: 

WIS 57/Broadway St. (Randall Avenue to north city 

limits) in the city of De Pere, Brown County 

WIS 57/Riverside Drive (south village limits to north 

village limits, just north of Marine St.) in the village of 

Allouez, Brown County 

 
Project Overview 

 
Acquiring new right-of-way for the project, 

Reconstructing the existing urban section to address the 

pavement condition, 

Evaluating the operational and safety needs of the 

roadway, 

Providing accommodations for non-motorized 

transportation users, 

Replacing underlying utilities. 

 

The need for the project is attributed to the deteriorating 

condition of the existing pavement. The road was last 

resurfaced in 2000 and is in need of another improvement. 

The underlying utilities are considered to be beyond  

their service life and in need of repair. Due to the current 

condition of the utilities and the pavement, this project will 

be what WisDOT calls a “full urban reconstruct.” A full 

reconstruct of WIS 57 also prompts the need to improve 

safety concerns such as poor sight distance at corners and 

sight distance issues near the railroad bridge. Providing 

safer pedestrian crossings within the project limits is another 

identified need that will be included with the project. 

 
The purpose of the project will be to improve 

safety and traffic operations issues that exist 

throughout the corridor and to improve the mobility 

and safety of pedestrians and bicyclists. 

 
* Information derived from the WisDOT website, captured June 29, 2015. 

WISDOT COMMUNITY SENSITIVE 
SOLUTIONS (CSS) COMMITTEE * 

As part of the WisDOT improvement project for Riverside 

Drive, a committee was formed to help guide the physical 

appearance of the corridor. It is WisDOT policy to use a 

Community Sensitive Solutions (CSS) approach to enhance 

excellence in transportation project development. CSS 

is the art of creating and implementing public works 

projects that are pleasing to both the users and the partner 

communities while maintaining the safe and efficient 

function for, in this case, WIS 57. Committee members 

include individuals from WisDOT and the communities of 

De Pere and Allouez. Chapter 6 of this report includes 

greater detail on the CSS Committee recommendations. 

 
Project Benefits/Anticipated Outcomes 

The reconstruction of WIS 57 will include new storm  

sewer, pavement, and curb and gutter. Installation of 

bicycle and pedestrian accommodations will also be 

constructed with the project. The goal is to improve safety 

and mobility while improving important infrastructure. 

 
Upcoming Schedule 

 
Study is underway, as is preliminary design work 

2016 - Real estate needs identified 

2017 - Utility relocations anticipated 

2018/2019 - Construction anticipated 

 

 

WEBSTER AVENUE (CTH X) IMPROVEMENTS 

Brown County, in conjunction with the Village of Allouez, 

will make roadway and streetscape improvements to 

Webster Avenue in 2020. Chapter 6 on Streetscape 

Design Guidelines provides recommendations for 

streetscape considerations along Webster Avenue. 

 
Most immediately, the Central LTD Railroad Bridge 

crossing Webster Avenue will be replaced this year 

(2015) and next. This substantial investment will reach 

close to $2 million for the railroad bridge alone. 

 

 
Figure 9. Existing land use from the Allouez Comprehensive Plan. 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 

 
Figure 11.   The WIS 57 improvement project boundary.  Source: WisDOT 

 

 
Figure 10. Historic map of Allouez showing early 

land divisions. Source: Brown County 
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2:  CORRIDOR CHARACTER & CONDITIONS 

 
 

RIVERSIDE DRIVE AS A SCENIC PARKWAY 

For decades, Riverside Drive has developed as a “scenic 

parkway” – part of a tradition in many waterfront 

communities where circulation along the water’s edge 

(river, lake, or ocean) embodies a cherished view of a 

major natural feature.  Such scenic parkways have always 

contained a variety of natural and built forms that create a 

historic narrative of the community. At any one time period, 

changes may not be evident.  Over decades, however, 

the character of such a circulation corridor reflects the 

cultural history of the surrounding community. Riverside 

Drive is no exception. In addition, its cultural significance 

to the Allouez community and wider region continually 

increases due to the Fox River State Trail, which extends 

the west side of the length of the Riverside Drive corridor. 

 
Leaving Green Bay 

Scenic parkways start in urban centers and move 

outwards. In this case, the scenic character of the Riverside 

Drive parkway actually begins with Monroe Street (the 

corridor name in Green Bay) evidenced by the historic 

residential neighborhood on the border which continues 

into the northernmost section of Riverside Drive. 

 
Entering the Parkway – East & West Sides 

As Riverside Drive moves south, the differentiation between 

the east and west sides begins to dominate.  To the west 

there are snapshot views above Marine Street, while the east 

side continues the pattern of housing and small commercial 

uses. As the observer (pedestrian, bicyclist, or driver) moves 

south, this split image continues and glimpses of the river 

and land (and activity) below mark the experience. The 

trestle bridge then becomes a major landmark separating 

the northernmost section of the parkway from the southern 

sections. A key aspect of this segment is the potential for 

improving the character of the development at the bottom 

of the bluff and along the shoreline, which is currently 

occupied by industrial and commercial structures. 

 
South of the Trestle – A Traditional Rural Experience 

The east and west ‘split image’ continues to the south, as is 

typical of most parkways which maintain a “land side” and 

“water side” pattern. Here the higher bluff and landforms 

along the west edge become dominant, with very little 

development on the east side, other than two structures 

south of the trestle, ripe for reinvestment or redevelopment, 

 

 
until the intersection with St. Joseph Street. The land on the 

west side of Riverside Drive in this section is not accessible 

due to the topographic descent, which becomes the major 

feature, and the views of Saint Francis Park and the river are 

dominant. Saint Francis Park is the only formal park within this 

study area of Riverside Drive; however, the trail, the kayak 

launch on Lazarre Avenue, the Diocese of Green Bay campus, 

and the two cemeteries – Woodlawn and the Allouez Catholic 

Cemetery – contribute to a larger access to open space. 

 
The St. Joseph’s Intersection 

This important intersection marks another shift in character. 

The land in all four corners represents suburban development 

– some quadrants are developed, some redeveloped, 

and some await changes. Regardless of re/development 

status, this intersection clearly marks a node of activity. A 

key aspect of this segment of Riverside Drive is the historic 

lands of the Diocese of Green Bay.  For many, this stretch 

of Riverside Drive provides a primary view of an institution 

that represents one of the most significant contributions to the 

religious and cultural history of both the village and the entire 

metropolitan area. Future use of this land should, at the least, 

reflect the historical and current importance of the Diocese. 

Much of the building character in the four corners of 

this intersection is typical of suburban development – 

isolated structures, large parking lots, and a lack of 

connectivity. In this case, all buildings have large setbacks 

from the street and the river, and all nearby parking lots 

have been built along the river. Nonetheless, this area 

represents an excellent opportunity for lateral connections, 

perpendicular to the water, that facilitate links to the trail 

system and potential park spaces along the water. 

 
From St. Joseph’s To Allouez Avenue 

This segment continues the east|west split in parkway 

character, but with an entirely different set of features. 

To the east, the historic Allouez Catholic Cemetery tells 

all observers that the parkway plays a key role in the 

social history of the community. To the west, many of the 

buildings reflect the era of modern suburban architecture 

with non-traditional styles, some of which blend with 

their environments while others stand out as independent 

sculptural objects.  Collectively, the appearance is somewhat 

 

 
disjointed due to a lack of connecting landscape and 

waterfront, in addition to misaligned vehicular access 

points and parking areas. Over time, this image of a 

more continuous landscape and harmonized architectural 

character can be achieved with a concerted effort 

from the Allouez community.  It must be noted that this 

is not a recommendation for strict design guidelines, but 

rather an expression of the need for incremental design 

improvements and redevelopment leveraged to create 

a harmonized appearance between properties. 

 
The Allouez Intersection 

Like the St. Joseph’s intersection, the four corners of the 

Allouez intersection at Riverside Drive represent a unique 

development pattern. Clearly the dominant feature is the 

Allouez Catholic Cemetery corner (the northeast quadrant). 

The other three quadrants include low-rise structures, 

consistent with low-intensity development found in rural and 

suburban areas. Here too, there is an opportunity to provide 

linkages down to the trails and waterfront environment. 

 
From Allouez Avenue to the Highway Bridge 

South of Allouez Avenue, the east|west split is relatively 

straightforward. On the west side, along the river, there 

are more individual structures with a mixture of uses. 

The architectural and landscape character along the 

west side is more harmonious than the segments north 

of Allouez Avenue. Nonetheless, compatibility between 

buildings and landscape could be improved. The east 

side contains a typical residential character consistent 

with Allouez’s reputation as a higher quality bedroom 

community. At the far south end, the WIS 172 Bridge (like 

the trestle bridge at the north end of the corridor) creates 

a landmark representing a major change in character. 

 
South of WIS 172 (South Of the Study Area) 

South of WIS 172, the historic reformatory, with its classical 

architectural form and landscape, embodies another major 

institution which is part of Allouez’s history. In addition, the 

smaller historic homes to the west of the corridor embody 

a key part of Allouez’s residential history with curvilinear 

street patterns typical of the heyday of garden home 

planning. While it is not part of the study area, this segment, 

with its change in character, represents a clear shift away 

from the nature of the segments north of WIS 172. 

 
 
 

 
Figure 12. The Riverside Drive corridor as outlined in the 

request for proposals. Source: Village of Allouez. 
 
 

“G r e a t 

community 
f e e l i n g.” 
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2:  CORRIDOR CHARACTER & CONDITIONS 
 

 

 

RIVERSIDE DRIVE ROADWAY, SIGNAGE, LIGHTING, & CHARACTER 
 

   
 

   
Source: GRAEF, November 2011. 
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2:  CORRIDOR CHARACTER & CONDITIONS 

 
 

WEBSTER AVENUE – ALLOUEZ’S MAIN STREET 

The Typology of the Midwestern Main Street 

The traditional character of Midwestern main streets follows 

a typical pattern:  Initially a main street contains smaller 

homes (sometimes farmsteads) spread about at low density. 

Then it becomes populated with more expensive homes (often 

Victorian) with more prominent features such as wide porches, 

ornamental fencing, and decorative architectural elements. 

Finally, the main street often has “common wall” buildings 

(or at least structures placed close together) with retail 

goods and services. These buildings often were close to 

the street edge and made pedestrian activity a priority. 

 
Occasionally a traditional main street includes prominent 

civic buildings (city hall, school, church, library, or community 

center) and a public green (or in the case of Webster 

Avenue, two historic cemeteries – Woodlawn Cemetery 

and the Allouez Catholic Cemetery).  Over time, many 

main streets become fragmented and redeveloped with 

new auto-oriented uses such as gas stations, convenience 

stores, drive-through banks, and similar developments that, 

if poorly designed, interrupt the harmonious pedestrian- 

friendly and activity-based character of the street edge. 

 
 
 
 
 
 
 
 
 
 
 
 

 

“I love the 
trail access 
in Allouez.” 

 

 
Main Street Versus Boulevard 

Webster Avenue includes medians (sometimes landscaped) 

typical of residential boulevards throughout many Midwestern 

cities. Such divided streets are not usually considered 

supportive of more walkable main streets. Central medians 

facilitate faster traffic flows suited to commuter routes rather 

than walkable downtowns. While some traffic planning views 

the central median as a pedestrian “refuge,” in reality, the 

most effective traffic-calming techniques and the solutions 

most consistent with main streets and downtowns use curb 

extensions (aka “bump outs”), narrower lanes, intersection 

paving patterns, and related features to slow traffic and 

make pedestrian crossings friendly, likely, and second 

nature. This can be done along stretches of Webster Avenue 

(perhaps for 2 or 3 blocks) where pedestrian retail activity 

can be focused. At this point, conceptual plans for Webster 

Avenue do not include such changes, but they should be 

considered as the street is redesigned.  Put another way, 

the purpose of Webster Avenue is not exclusively intended 

to move traffic from De Pere to Green Bay, but also to 

make “downtown” Allouez a reality and more consistent 

with the history of main streets as public places in inner 

ring suburbs and as desired by the Allouez community. 

 

 
Webster Avenue – A Collection of Parts 

Allouez’s Webster Avenue contains almost all of these 

features, although not in one singular pattern. Many of the 

buildings have large setbacks which, although they allow for 

pedestrian activity, do not actually encourage pedestrian 

movement because all of the activity associated with the 

building is pushed far back from the street. Further, most 

parking lots are set along the street, increasing the overall 

feeling that the street has been designed for motorists more 

than it has with pedestrians in mind. This suburban structure 

diminishes on the north end of Webster Avenue, near the 

Allouez|Green Bay limits, where there is a higher density 

of parcels and structures. Many of these structures address 

the street directly and much of the parking is next to and/ 

or behind the structures. Given this uneven urban design 

along Webster Avenue, it would be incongruous to randomly 

select portions of the street where decreased setbacks and 

tighter building patterns should be encouraged, unless it is 

focused on the north end of Webster Avenue as it moves 

south. Instead, this study recommends concentrating such 

features at key locations as described in Chapter 6. 

 
Linkages & Walkability 

Along Riverside Drive, connections between buildings can be 

accomplished relatively easily with harmonized landscape 

and trails.  Along Webster Avenue, however, the nature 

of the relationships between buildings relies more heavily 

on the form of the building and its relationship to the 

street. The buildings (and their street presence) need to be 

treated at a much finer scale of design to make sure they 

fit together (not unlike fitting different pieces of furniture 

together in one room). Here, more specific guidelines should 

be considered, although it is still important to make sure 

that such guidelines are not overly restrictive.  As noted, 

Chapter 6 offers several ways of integrating elements along 

Webster Avenue to create a more harmonious appearance. 

 
 
 

 

Figure 13. The Webster Avenue corridor as outlined in the 
request for proposals. Source: Village of Allouez. 
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2:  CORRIDOR CHARACTER & CONDITIONS 
 

 

 

WEBSTER AVENUE ROADWAY, SIGNAGE, LIGHTING, & CHARACTER 
 

   
 

   
Source: GRAEF, March 2015. 
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Source: GRAEF, November 2011. 



 

 

 STAKEHOLDER ENGAGEMENT 
 

OVERVIEW 

Stakeholder engagement is always a crucial component of a 

planning process, particularly when it can be synthesized with 

expertise from those in planning, development, urban design, 

and investment fields. The Village of Allouez and the Project 

Team paired this Corridor Study with a robust stakeholder 

engagement component to gain a full understanding of the 

community’s individual and collective wishes for the future, 

and to build consensus on strengthening internal processes 

that support the vision and goals of this Corridor Study. Given 

this, stakeholder engagement became a natural and integral 

component of the planning process for this Corridor Study. 

 
The Village of Allouez staff, Plan Commission and Village 

Board of Trustees leveraged this planning process as 

an opportunity to reach out to stakeholders on a wide 

scale. For all events, Village staff flyered, sent mailers, 

e-mailed newsletters, and performed door-to-door business 

outreach to spread the word about its larger Visioning 

process and this Corridor Study. Even regionally, this 

process was well known and recognized, through multiple 

Green Bay Press Gazette articles and the local buzz and 

excitement of the process (and expected outcomes). 

“We’re 
SO HAPPY  
to have picked 
this Village.” 

 
 

Included below is an outline of all engagement processes 

and events during the development of this Corridor Study 

in 2015. Each subsequent page in this section provides 

additional detail for each, including examples of feedback. 

 
Interviews 

Staff & Official Interviews 

Developer & Business Community Interviews 

Property Owner Interviews 

 
Village of Allouez Visioning Sessions 

Village of Allouez Visioning Survey 

January 10, 13, & 17, 2015 

January – February, 2015 

90 online survey responses 

 
Allouez Business Association Cultural Assets Survey 

Early 2015 

14 responses 

 
Allouez Business Association Meeting 

March 10, 2015 (presentation on the Corridor Study) 

 
Public Open Houses 

February 19, 2015 

55 Attendees 

March 19, 2015 

50 Attendees 

 
 

Plan Commission Meetings 

January 26, 2015 (update on Corridor Study) 

February 23, 2015 (update on Corridor Study) 

March 23, 2015 (update on Corridor Study) 

April 27, 2015 (update on Corridor Study) 

 
Joint Plan Commission & Village Board Meeting 

May 18, 2015 

 
Village Board Meetings 

May 5, 2015 

June 16, 2015 

 
Final Village Board Meeting 

July 7, 2015 

 
Monthly Collaboration Conference Calls 

With WisDOT, Village, GRAEF, Mead & Hunt 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

“G r e a t 

community 
f e e l i n g.” 

 

 

 

Figure 14. Example of stakeholder input from the February 
19, 2015 Open House in Allouez. 
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VILLAGE OF ALLOUEZ VISIONING SESSIONS 

3:  STAKEHOLDER ENGAGEMENT 

VILLAGE OF ALLOUEZ VISIONING SESSIONS 

January 10, 13, & 17, 2015 

 

VILLAGE OF ALLOUEZ VISIONING SURVEY 

January – February, 2015 

90 online survey responses 

 
Visioning Process 

The Village of Allouez undertook 2 Visioning sessions, in 

addition to 1 session for Village of Allouez Trustees, to: 

1. Share information with stakeholders about the Village’s 

planning process. 

2. Engage interested Village residents in providing input for 

the short- and long-term plans that will shape the future 

of Allouez. 

3. Provide the Village of Allouez elected officials and 

other interested parties with a current snapshot of how 

stakeholders perceive their experience living and/or 

working in the Village. 

 
An online Visioning survey was offered to stakeholders 

COMMUNITY VISION 

A comprehensive, multi-generational, 

environmentally aware Village with a “European 

Hamlet” feel that provides residents, businesses, 

and visitors with exceptional experiences and 

opportunities, and that people know when they 

have arrived and know when they have left. 

 

HOW WOULD YOU RATE YOUR 
OVERALL EXPERIENCE IN ALLOUEZ? 

Excellent 

43.33 % 
Very Good 

52.22 % 
 
 
 
 
 
 
 
 
 

Below Average 

who were unable to attend sessions in person. The 

survey was open for input from January-February, 

1.11 % Okay 

3.33 % 

2015 and garnered 90 online responses. 
 

Key Questions: 
 

What do you hope the Village will never stop doing? 
 

What do you want the Village to stop doing as soon as 

possible? 

What worries you about the future of Allouez? 
 

What advice do you have for Brad/elected officials? 
 
 
 

“M a y b e r r y 
atmosphere.” 

Figure 15. Experience rating in Allouez from Village 
of Allouez Visioning Survey. 

 

WHAT DO YOU LIKE ABOUT 
LIVING IN ALLOUEZ? 

% 
100 
90 
80 
70 
60 
50 
40 
30 
20 
10 

 
 
 
 
 
 

Figure 16. Ranking of Village assets from Village 
of Allouez Visioning survey. 

 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 

Figure 17. Thoughts and insights from Allouez Board of 
Trustees during Village Visioning Session. 
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NE IGHB O R HOODS   

 
Excitement / Advantage / Strength 

Well-ept neighborhoods 

Historical 

Neighbors take care of neighbors 

Neighborhood identity 

Friendly people 

Worry / Weakness / Opportunity 

Some neighborhoods are still disconnected 

Lack of continuity between north and south 
Allouez 

Houses that are not kept up (value) 

Village is getting tired 

 

SAFETY   

 
Excitement / Advantage / Strength 

Responsive police 

Safe neighborhoods 

Low crime rate 

Worry / Weakness / Opportunity 

Walkability/street crossing/sidewalk width 

Housing stock 

As society evolves, less neighbor interaction 

 

RECREAT ION   

 
Excitement / Advantage / Strength 

Parks/ Miracle League Field 

Playgrounds 

Trails 

Better facilities than most communities 

Youth sports 

Athletic Fields 

Worry / Weakness / Opportunity 

Lack entertainment venues 

Access to waterways 

Program diversification (all ages) 

Health club facility (other than YMCA) 

 

BUS INESS   

 
Excitement / Advantage / Strength 

Community-oriented businesses 

Business Association 

General location 

Locally-owned businesses 

TIF District 

Successful Businesses on both ends of Village 

Worry / Weakness / Opportunity 

Negative perception of business climate 

Not taking advantage of riverfront 

Not competitive enough with other communities 

Traffic flow (foot, pedal, car) 

Attracting the right kind of businesses 
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ALLOUEZ BUSINESS ASSOCIATION (ABA) MAJOR STAKEHOLDER INTERVIEWS 
ALLOUEZ BUSINESS ASSOCIATION 
CULTURAL ASSETS SURVEY RESULTS 

January 21, 2015 – 14 responses 

 
“Your Allouez Top Ten” 

 
What makes our community in Allouez special, unique or 
interesting? 

What makes it a great community to work and/or live in? 

 

Results: 

ALLOUEZ BUSINESS ASSOCIATION MEETING 

March 10, 2015 

 
The lively Allouez Business Association members asked for 

insight about the planning process for the Corridor Study. The 

group provided input as to what community assets they would 

like to see expanded, what would be more advantageous 

for the business community, and what contributions they 

can make as members. Discussion included opportunity 

areas in the Village for re/development and the types 

of development and businesses they would like to see. 

STAFF & OFFICIAL INTERVIEWS 

Village staff members and elected officials are highly 

dedicated to strengthening Allouez to align with community 

ideals, in addition to increasing its competitiveness 

within the region. It is clear through these interviews and 

discussions that staff and officials are eager to ensure a 

strong future for the community by taking every decision 

parcel-by-parcel very seriously in the context of the 

Comprehensive Plan and the community’s vision and goals. 

In sum, the Village is eager to plan long-term broadly and 

at a finer grain, and is eager to be a strong advocate 

and partner to the business community to bring more 

commercial and recreational amenities to the community. 

 
PROPERTY OWNER INTERVIEWS 

The Project Team conducted interviews and various discussions 

with property owners in Allouez to learn more about their 

properties and their future plans, particularly in regards 

to re/development opportunities, existing plans, and future 

plans for their properties. Many of the property owners with 

whom the Project Team met own property that is key for 

the Village in reinventing itself. Furthermore, many of these 

properties are ideal for re/development. Given that the 

Village has very little open land and few opportunities for 

redevelopment at this time, it is crucial for re/development 

decisions to be well-informed by community desires, the 

market, incentives available, and naturally the future 

vision of Allouez as a European hamlet with higher density 

and increased public place and commercial amenities. 

 
Most property owners are aware (and most often even 

part) of these community desires, and have aligned their 

future plans with the vision and opportunities for higher- 

density, high-quality, mixed-use developments. Some 

property owners are not ready to pursue development in 

line with these goals at this time, however. These property 

owners are waiting for the market to strengthen further, 

maintaining undeveloped land for conservation purposes, 

or needing to uphold their status quo for the time being. 

DEVELOPER & BUSINESS 
COMMUNITY INTERVIEWS 

Developers and the business community hold 

Allouez in very high regard – both the physical 

community itself and the Village staff in terms of 

handling business and development decisions. 

 
Much of the development excitement at this time is spurred by 

land along the Fox River in the Riverside Drive corridor. Much 

discussion revolved around absorption rates of nearby Green 

Bay and other surrounding suburban communities, and around 

opportunities for higher-density, mixed-use development in 

the context of Allouez as a historical bedroom community. 

Given that high levels of civic activity already exist along 

the river edge, there is strong interest and desire to build 

on this vision and strengthen Allouez as a destination for all 

travelers in the region – walkers, bikers, motorists, boaters, 

etc.  This interest by the developer and business community 

includes diversifying the housing types in Allouez, in addition 

to new civic space and new businesses. Developers that 

have or are currently working in Allouez shared that their 

experiences working with the Village have been immensely 

positive. Further, their developments have performed 

well, including multifamily housing, small apartments, and 

condominiums geared towards families and seniors. 

 
From the Village’s recent efforts, it is clear that the business 

community’s interest is piqued, particularly now that Allouez 

is positioning itself as a community with strong desires for 

commercial destinations such as restaurants and coffee 

shops. Existing business members shared that Allouez is a 

great place for a business. A widely lauded local small-scale 

business (food-related) in the region has even expressed 

interest in opening an additional location in the Village. 
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ALLOUEZ BUSINESS 
ASSOCIATION MEMBERS 

Active Chiropractic 

Allcox & Associates S.C. 

Alliance Construction & 
Design 

Allouez Cafe 

Allouez Liquor 

Amenity Dental Care, 
SC 

Ayla’s Beenies & Crafts 

Cerebral Palsy, Inc. 

Competitive Arts Inc. 

Equity Design Group 

Evans Race & Van Dreel 
CPAs LLC 

Geimer Law Offices 

Green Bay Convention 
& Visitor’s Bureau 

Green Bay News 
Network 

Hawthorn Suites 

Heritage Hill State Park 

Jimmy Seas 

JPMorganChase 

Lin.Liebmann.Wied.LLC 

Lorelei 

Mariner Motel & Supper 
Club 

Mark Olejniczak Realty 

McCormick Memorial 
Home 

Nelson Minahan 
Realtors, Inc. 

North Shore Bank 

Orthodontic Specialists 
of Green Bay 

Paul D Vander Kelen, 
D.D.S. 

Petal Pusher 

Pioneer Credit Union 

Pro Fitness, Inc. 

Riverside Animal 
Hospital 

Riverview Village/Bay 
Title 

Schenck 

Schroeder’s Flowers 

Smet Construction 

Sovereign Financial 
Group, LLC 

Stonegate Mortgage 

The UPS Store 

The Village Grille 

Town Planner 

US Bank 

Webster Avenue Market 

WPS 

Zesty’s Frozen Custard 

 
THE ALLOUEZ BUSINESS ASSOCIATION’S 

TOP ASSETS OF ALLOUEZ*: 

Trails and Parks 

Local Business and Restaurant 

Presence 

LOCATION and access within the 

region 

River Views 

Great Live/Work/Play Environment 

Heritage Hill 

History / Historic Places 

Community Feel 

Access within the region 

Variety of Housing 

Strong Village Leadership 

 
* Based on a 33% response rate from the Allouez Business Association 

membership. 



 

 

 
 
 

Come be a part of the planning process! 

You are invited to the public planning meeting for the Riverside Drive and Webster 
Avenue corridors. Community participation is needed to help make these 
corridors a better place to live, work, and play! 

 
The meeting will be an open house, charrette–style, with plenty of opportunity to 
interact and provide input. Graef Engineering, as well as Village staff will be 
present to answer questions. 

 
This is your chance to define your community! 

 
When: Thursday, February 19th, 5:00 p.m.– 7:00 p.m. (open house) 

Where: Allouez Village Hall, 1900 Libal Street 

 
 
 
 
 
 
 
 
 
 
 

For further information contact Trevor Fuller,  trevor@villageofallouez.com  or by 

phone 448-2800, ext: 134 

 

 

RIVERSIDE DRIVE & WEBSTER AVENUE CORRIDOR STUDY 
Open House Comments 

March 19, 2015 

 
Please share your thoughts regarding the existing and/or future opportunities along the Riverside Drive 

and Webster Avenue Corridors. 

 
PUBLIC OPEN HOUSE – FEBRUARY 19 
PUBLIC OPEN HOUSE 

~55 Attendees 

Held at Village Hall 

3:  STAKEHOLDER ENGAGEMENT 

 

 
 

 
 

 
 

 
 

 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

Figure 19. Gazette article leading up to the February 19 
Open House. Source: Green Bay Press Gazette. 

Figure 20.   Comment sheet for February 19 Open House. 

 
 

 

 

 
Figure 18.   Flyer for February 19 Open House. Figure 21.   Gazette article leading up to the February 19 Open House. Source: Green Bay Press Gazette. 
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PUBLIC OPEN HOUSE – FEBRUARY 19 (CONTINUED) 

PUBLIC OPEN HOUSE 

~55 Attendees 

Held at Village Hall 

 
The first of two Open Houses, this session focused on 

gathering ideas from all stakeholders. Participants were 

able to exchange and discuss ideas with the Project Team, 

Village staff, and each other. This included an opportunity  

to review large scale maps to mark, draw, and write what 

they envision for the community.  Displayed were boards 

with ideas and opportunities for participants to indicate and 

discuss visual preferences for urban design and architectural 

features along the corridors and in the community in general. 
 

Figure 25.   Visual preference boards for February 19 Open House. 
 

    
Figure 22.   Feedback from February 19 Open House. 

 

    
Figure 23.   February 19 Open House. Figure 24.   February 19 Open House. 
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PUBLIC OPEN HOUSE – FEBRUARY 19 (CONTINUED) 

3:  STAKEHOLDER ENGAGEMENT 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Figure 28.   Feedback from February 19 Open House. 

 

  
Figure 26.   Transcribed comments from February 19 Open House maps. Figure 27.   Transcribed comments from February 19 Open House maps. 
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RIVERS IDE  DRIVE   COMMENTS   

 
Increase streetscape to reduce the thoroughfare 

feel/use and establish a brand/identity 

Create an experience to slow motorists down 

Bury the power lines 

Maintain and enhance historic character 

Create a scenic drive or parkway 

Increase connectivity from neighborhoods to 

Riverside Drive and the Fox River Trail 

Create a trail over the railroad tracks if it is ever 

out of commission 

Create downtown amenities 

Create a visible district, and increase trail access 

Create a brand/identity for the corridor 

Attract specialty shops 

Create dense residential area mixed with shops 

and other businesses 

Create pedestrian routes through all mega 

blocks parallel to and between Riverside Drive 

and Webster Avenue 

Increase bicycle parking at businesses 

Increase connection between East and Fox Rivers 

Increase privacy between roadway and 

cemeteries 

Maintain prominent viewsheds from the roadway, 

trails and public places so that the river views 

can be enjoyed by all 

Utilize and increase commercial opportunities in 

the buildings along the Fox River State Trail 

 

WEBSTER  AVENUE  COMMENTS   

 
Strengthen neighborhood identities off of 

Webster Avenue (and in general) 

Foster small-scale development (consistent with 

the desire for a historic look and feel) 

Encourage and incentivize rehabilitation and 

re/investment in historic structures on Webster 

Avenue and in general 

Prevent the development of big box stores and 

further development of strip malls 

Build on brand/identity of each corridor 

Create more prominent gateways into the 

Village 

Focus improvements to increase pedestrian- 

friendliness 

Encourage development in parking lot outlots to 

address the street and create a more dense and 

‘main street’ feel 

Widen the sidewalks 

Require that buildings be closer to the street with 

parking behind 

Bury the power lines 

Create/improve design standards in the Village 

Strengthen the corridor as Allouez’s downtown 

Increase bicycle/pedestrian access 

Increase bicycle parking 

Increase mixed use developments with 

multifamily units 

Create destinations that residents can walk to 

Create an intimate public gathering place 
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PUBLIC OPEN HOUSE – MARCH 19 
Feedback provided by ~50 stakeholders at Village Hall 

was overwhelmingly supportive of the vision and the initial 

development scenarios shared. Included below is an 

excerpt of comments and feedback on the scenarios: 
 
 

 
Figure 30.   Transcribed comments from March 19 Open House. 

 

    

Figure 29.   Example slides from PowerPoint presentation to the March 19 Open House. 
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FEEDB  AC K 

 

Increase public access to the river 

Increase connectivity (through new roads and 
trails) whenever possible 

 
Use traffic calming measures for Riverside 
Drive and Webster Avenue 

 
Increase bike access on Lazarre Avenue to the 
Fox River State Trail 

 
Reduce signage restrictions for business 
owners 

Create a boardwalk along the riverfront 

Build a splash pad in a public place 

Implement the east|west St. Joseph connection 

Provide more regarding signals vs. 
roundabouts along Riverside Drive 

 
Widen the sidewalk and add bicycle 
accommodations on Webster Avenue - begin 
with new bridge improvements in 2015/16 



 

 

 
PLAN COMMISSION & VILLAGE BOARD OF TRUSTEE MEETINGS 

3:  STAKEHOLDER ENGAGEMENT 

 

  
 

Plan Commission Meetings 

January 26, 2015 (update on Corridor Study) 

February 23, 2015 (update on Corridor Study) 

March 23, 2015 (update on Corridor Study) 

April 27, 2015 (update on Corridor Study) 

 
Joint Plan Commission & Village Board Meeting 

May 18, 2015 

 
A public joint Plan Commission & Village Board meeting 

was organized to receive an update from the Project 

Team on new development scenarios and recommended 

next steps. This discussion included focusing on steps 

toward implementation, the recommended expansion 

of TID#1, and additional incentives to move the vision 

and re/development opportunities forward. 

 
Village Board Meetings 

May 5, 2015 & June 16, 2015 

 
During the planning process, the Village Board of 

Trustees received regular updates on the Corridor Study 

planning process. These meetings included decisions 

concerning properties within the Corridor Study area 

and shaped the result of the Corridor Study and many 

of the subsequent recommendations and next steps. 
 

Final Village Board Meeting 

July 7, 2015 

 
 

 
Figure 31.   Example slides from PowerPoint presentation to May 19 Joint Meeting. Figure 32.   Gazette article leading up to the March 19 Open House. Source: Green Bay Press Gazette. 
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 MARKET ANALYSIS  
 

INTRODUCTION & PURPOSE 

This market analysis summarizes the assessment conducted 

of the market for retail and multi-family residential uses 

in Allouez, within the Corridor Study Area, extending the 

lengths of Riverside Drive (1.8 miles in length) and Webster 

Avenue (1.9 miles in length) from the Village of Allouez|City 

of Green Bay limits to the northern edge of WIS 57. 

 
Allouez’s household incomes on average are high for the 

region, and its population is similar to regional trends; 

however, it has a slightly higher senior population, 

many of whom are looking to downsize but stay within 

the community, on trend with Baby Boomer desires. 

 

WORK COMPLETED 
 

1. Inspected Riverside Drive and Webster Avenue and 

adjacent areas. 

2. Conducted interviews with property owners, developers, 

real estate brokers, restaurant operators, entrepreneurs, 

as well as staff and public officials with the Village of 

Allouez. 

3. Evaluated survey data provided by the Allouez Business 

Association and the Village of Allouez Community Vision 

processes. 

4. Identified the inventory of existing commercial space. 
 

5. Evaluated the availability and lease rates of existing 

commercial space in the Village. 

6. Analyzed demographic and income characteristics of the 

types of households with potential demand for multi- 

family housing. 

7. Analyzed the office space market and interviewed local 

brokers regarding demand and lease rates. 

8. Reviewed local and regional market analyses. 
 

9. Synthesized the results of the primary and secondary 

research and analysis and field inspections to reach 

conclusions about the potential opportunities and 

constraints affecting demand for retail, residential, and 

office space. 

 
USING MARKET ANALYSES IN PLANNING 

Planning projects typically use market analyses for several 

purposes.  Often the market analysis helps to document 

the potential for new investment in circumstances where 

many community leaders are skeptical of the potential for 

redevelopment or reinvestment. In Allouez there appears 

to be a relatively strong market for redevelopment as 

evidenced by the value of housing, the continuing interest in 

corridor-based retail goods and services, and the ongoing 

activity and interest of brokers, developers, and investors. 

In sum, there is strong confidence in the local market for 

redevelopment.  Throughout this planning process there 

have been numerous parties that have expressed interest 

in investment (both short term and long term).  The concern 

has been “when: such investment might occur and “how might 

it be phased” rather than the likelihood that it will occur. 

 
Market Snapshot 

Real estate brokers and developers are, typically, the 

most knowledgeable regarding short-term markets. Their 

livelihood depends on their understanding of up-to- 

date economic activity. Long-term trends are far more 

difficult to predict for all parties (for example, no public or 

private sector analysts predicted the recession). Currently, 

relevant studies from the City of Green Bay, the City of 

De Pere, and data from Brown County also suggest that 

most analyses assume that there are now healthy markets 

for residential and supporting retail activities. The market 

for offices tends to remain softer, but this might change as 

more jobs are created. The tables on the accompanying 

pages provide supporting data for this view. 

 
If these assumptions are correct, the question remains: 

what should the plan recommend? The approach 

advocated herein is to create a single planning framework, 

within which multiple market directions are accommodated. 

For example, in the various development scenarios within 

this Study, a variety of residential structures are included. 

These building footprints represent standard dimensions 

which can accommodate senior housing, higher-end luxury 

apartments, family-oriented apartments, condominiums, 

housing for Millennials, hotels or similar residential 

structures. The planning approach is to allow the community 

to maintain a well-focused concept on the pattern of 

buildings, streets, and related infrastructure, while allowing 

the market options to fluctuate as the economics unfold. 

 
THE MARKET IN REAL TIME: 
EXPECTED ACTIONS OF DEVELOPERS, 
BUSINESSES & PROPERTY OWNERS 

The Project Team conducted interviews to consult with 

developers, commercial brokers, property owners, business 

owners, Village staff, public officials, and Allouez Business 

Association members regarding the market they are 

experiencing, expect to see, and first-hand perception and 

experience of development and business operation in Allouez. 

 
 

Interview participants had very strong perceptions and 

interests in continuing or pursuing re/development in 

Allouez, particularly with the strong support of the Village, 

the clear vision of re/development going forward, and 

available incentives through TIF and other funding resources. 

New and existing business entrepreneurs are dedicated 

to Allouez. Given Allouez’s growing demand for mixed- 

use and retail, there is growing interest in opportunities to 

attain this goal in the community, and many developers and 

business owners are amenable to investing in the Village. 

Figure 33.   Major nodes in Allouez and focus areas for investment and re/development. 
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Development activity in Green Bay’s downtown was 

referenced by many interviewees, particularly the ongoing 

reinvestment and recovering multifamily market. Many 

interviewees shared that Allouez was highly desirable 

as a site for similar high quality and valuable mixed- 

use multifamily developments, given its intimate Village 

setting and strong property values, low vacancy rates, 

and the growing demand for urban multifamily in the 

region, including inner ring suburbs like Allouez. 

 
SOCIAL TRENDS 

Many market analyses assume that there are few changes 

in today’s values and investment behaviors.  These types 

Higher density walkable mixed-use suburban locations 

with retail, food service and entertainment activities are 

highly attractive amenities for this generation – a major 

advantage for cities and inner ring “streetcar suburbs” or 

“bedroom communities.” This generation is commonly looking 

to downsize in housing size, but not in amenity value. 

The Baby Boomers’ children, popularly called “Millennials,” 

“Generation Y,” or “Echo Boomers” (born between ~1980 

and 2000) represent the latest entrants into college 

the work force and have started seeking residential 

locations near high-activity areas (especially with 

restaurants, entrainment, or night life). At the mid-points 

of each age range, this generation is approximately 12 

percent larger than its predecessor. The Great Recession 

particularly impacted Millennials ability to find work. 

Many Millennials returned to their parents’ homes or lived 

in group settings. As jobs become available for this group 

and those exiting higher education, these young adults 

are fueling tremendous demand for apartments. This 

energy will benefit cities and other high-density suburban 

environments by strengthening rental, homeownership, 

entertainment and new industries. Communities that 

offer a vibrant (sub)urban experience will flourish. 

of analyses are usually based on simple extrapolations 

of data. However, as social trends emerge, generational 

shifts are often visible which dramatically change market 

conditions.  Today, the most notable and dramatic shifts 

AGE BREAKDOWN IN ALLOUEZ & BROWN COUNTY, 2013 

Ages 

70+ 

have been the aging Baby Boomers (born between ~1946 
8.5% 27.6% 

Ages 
and 1964) – moving into the life stages of “empty nesters,” 

pre-retirees, and fully retired. Many of this generation 

have not retired or will not retire at the traditional age 

of 65,  either due to the lost value of their securities and 

homes as a result of the Great Recession or simply because 

Boomers do not feel “old” at 65. The Boomer generation is 

less interested in age segregation than were the previous 

generations, drastically changing the model for seniors-only 

residential products targeted at 55+ adults. In-town living in 

Ages 

55-69 
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mixed-age environments is a central lifestyle for Boomers. 
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Figure 37.   Household incomes in Allouez and Brown County. Source: U.S. Census. 
 

Figure 35.   Age distribution in Allouez and Brown County. Source: U.S. Census. 

 

POPULATION TRENDS &  PROJECTIONS IN ALLOUEZ 
 

 
 
 
 
 
 
 
 
 
 

Figure 34. Population trends for Allouez and Brown County 
beginning in 1990.  Source: U.S. Census. 
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Figure 36.   Population trends and projects for Allouez. Source: U.S. Census. Figure 38.   Education attainment in Allouez and Brown County. Source: U.S. Census. 
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HOUSEHOLD INCOME, 2013 

 ALLOUEZ BROWN COUNTY 

 
Annual Income, 2009-2013 

Number of 

Households 

Percent of 

Households 

Number of 

Households 

Percent of 

Households 

Less than $25,000 828 15.63 % 20,973 21.19 % 

$25,000 - $34,999 431 8.14 % 10,424 10.53 % 

$35,000 - $49,999 717 13.53 % 15,230 15.39 % 

$50,000 - $74,999 1,232 23.25 % 20,147 20.36 % 

$75,000 - $99,999 949 17.91 % 13,139 13.28 % 

$100,000 - $124,999 542 10.23 % 8,262 8.35 % 

$125,000 - $149,999 219 4.13 % 3,968 4.01 % 

$150,000 or more 380 7.17 % 6,819 6.89 % 

 

POPULATION TRENDS 

  
 

2000 

 
 

2010 

 
2009- 

2013 

% Change 

2000 to 

2009-2013 

VILLAGE OF 

ALLOUEZ 

 

15,443 
 

13,975 
 

13,996 
 

-9.37% 

BROWN 

COUNTY 

 

226,778 
 

248,007 
 

250,597 
 

10.50% 

 

EDUCATION ATTAINMENT, 2013 

 Allouez Brown County 

Population 25 years and over 9,933 164,176 

Less than 9th grade 3.10 % 3.90 % 

9th to 12th grade, no diploma 5.50 % 5.60 % 

High school graduate (includes 

equivalency) 
27.10 % 32.30 % 

Some college, no degree 15.10 % 20.20 % 

Associate’s degree 8.90 % 11.10 % 

Bachelor’s degree 29.00 % 19.40 % 

Graduate or professional degree 11.30 % 7.40 % 
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Figure 39.   SWOT Analysis based on interviews. 

*Beginning in 2010, the U.S. Census did not count the local prison population as part of the local population, and 

therefore should be considered in the decrease in population following. 

REAL ESTATE IMPACTS 

How each of these unique generations behaves, lives, works, 

and utilizes space will greatly impact the economy and its 

demand for real estate in the coming decade, locally and 

nationally. More specifically, demand is shifting from outer 

suburban to inner suburban and urban communities. Further, 

less space per capita will be desired and therefore required 

for the main property sectors, including office, industrial, 

retail, and residential. In practice however, this is by no 

means a new trend but rather a common behavior pattern 

witnessed in cities on the east and west coasts for several 

decades (long before the recession) but not commonplace in 

the upper Midwest and in smaller metro areas (like Green 

Bay) with inner ring suburbs (like Allouez).  The point is 

simply that markets depend not only on the rise and fall of 

trends, but also on their shifting geographic popularity. The 

space impacts are slow moving at this time, but will have 

an impact on investor returns during the next decade. 

 
Social trends which bring great value to places like 

Allouez, often labeled as “bedroom communities,” come 

in waves that are patterned after these generational 

shifts. Midwestern communities tend to experience these 

waves later than other places. For example, the wave 

of newer high density rentals for Baby Boomers and 

Millennials really began in the largest urban centers in 

the United States before the recession. Incrementally, this 

trend has impacted smaller cities after the recession – 

usually in downtown areas. More recently this trend has 

reached traditionally residential neighborhoods outside the 

urban core, especially along commercial corridors with a 

potential for retail activity that complements local demand. 

The potential impact of these social trends is discussed 

further for both residential and retail/office markets. 

 

RESIDENTIAL FINDINGS 

The changes in the national housing market combined with 

generational changes are resulting in locational shifts in 

demand and reduced demand for homeownership vs. rental. 

Millennials and some Baby Boomers are seeking urban and 

inner suburban residential lifestyles. These shifts in vibrant 

communities like Allouez will produce near-term demand 

for new housing, generally in higher density configurations. 

For instance, 32% of Brown County residents prefer urban 

multifamily types of housing. The urban areas, including 

inner ring suburbs like Allouez also exhibit a higher desire. 

Based on the existing characteristics of Riverside Drive and 

Webster Avenue, this trend is likely to impact the “core” of 

both corridors – namely the two nodes near W. St. Joseph 

Street and the two nodes near W. Allouez Avenue (Figure 

34).  The inherent conditions at these nodes can produce 

two types of market opportunities: “vertical” mixed use, 

in which apartments or condominiums are located above 

retail space, or “horizontal” mixed use, in which housing and 

retail are located in buildings adjacent to one other. The 

former model – housing over retail – tends to be preferred 

among those supporting a contemporary image of urban 

areas and is workable with relatively high-density urban 

centers. However, the latter pattern – where different uses 

are located on adjacent sites – can sometimes allow investors 

to minimize risks in two different investment products. 

 
Allouez, with its geographic and demographic size, 

existing conditions, and current retail/office offerings, 

can and should welcome a balance between these 

types of market opportunities at the 4 aforementioned 

nodes.  The development scenarios included in this 

report seek to reflect this future marketplace. Striking a 

balance between these development types can support 

Allouez’s desire to be a European Hamlet – a frequently- 

mentioned community type among Allouez residents. 

 
As a so-called bedroom community, Allouez is in a unique 

market position for new and/or younger employees due to 

its proximity to downtown, affordable high-quality housing 

stock, strong community, connections via bicycle trails, and 

proximity to transit. While these connections do not work 

for all employees, they do provide an attraction and, 

for some, an amenity that makes housing in Allouez more 

desirable.  As noted, this new and/or younger population 

of workers is not looking for a “starter home” but a “starter 

community” – a place where they can live and become 

part of a social and economic network.  Conventionally 

this is referred to as a place to “live-work-play.” 

 
After World War II, and reaching into the 1990s, smaller 

single family homes were the first choice for new workers. 

Now that more urban models of a “starter community” 

have become popular, there is a major opportunity for 

Allouez to retool its character, especially when compared 

to other suburban villages with fewer amenities and 

potential connections. Put another way, many suburban 

communities can be viewed only as decentralized places 

while Allouez can take full advantage of its proximity to 
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THREATS   

 
Site development constraints (higher 

development costs) and on remaining re/ 

development sites 

Risk of producing high quality multifamily 

housing 

Slow economic recovery (consistent with county 

and state) 

 

STRENGTHS   

 
High average income for the region ($64,756) 

compared to $53,119 for Brown County – 

$56,601 in De Pere, $52,577 in Ashwaubenon, 

and $42,427 in Green Bay. 

Strong transportation linkages (trail and 

automotive) – central and strong arterials 

connection north/south and east/west to 

adjacent communities (for access to employment 

and amenities) 

Central physical location in region 

Close proximity to unique environmental and 

recreational opportunities 

Ability to build on local and regional business, 

institutional and developer relationships 

Strong homeownership rate 

Low commercial and residential vacancy rates 

Projected population growth 

 

WEAKNESS ES   

 
Poor connectivity and walkability currently 

Few multi-family and retail options 

Limited pipeline of new multifamily supply 

Few re/development opportunities 

Negative population rate of the Village* 

Lack of a focused Central Business District 

 

OPPOR TUNIT IES   

 
Capitalize on the unique and high value 

property available for re/development 

Increase density and mixed-use along Riverside 

Drive and Webster Avenue 

Work closely with business community to increase 

opportunities, strengthen commercial areas and 

implement community vision 

Grow demand to diversify housing and retail 

options 

Support the growing Baby Boomer and 

Millennial markets 

Take the opportunity to increase multifamily 

housing options, including higher value luxury 

housing 

Encourage retail amenities in tandem with higher 

end residential in order to be supportive to 

higher rents expected of new multifamily 

Build on and complement the Village’s assets 

environmental and recreational opportunities 

and strong residential community and regional 

perception 
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Green Bay – Allouez has the advantages of an urban 

experience along with the amenities of a small town. 

Supporting this, the community has a strong vision and 

desire to strengthen its amenities and walkability. 

 
Population loss over the years has occurred (Figure 35) 

along with changes in age distribution. This pattern is 

common throughout urban metropolitan areas; however, 

the trend is reversing.  This reversal is not always 

obvious just looking at the gross, raw numbers (total 

gain/loss). However, when you look at where younger 

people are moving in, it becomes obvious that urban 

lifestyle communities clearly have the upper hand. 

 
Along with shifts in population, there are shifts in buying 

habits. Since the housing crisis (and the number of people 

who were severely hurt economically) many people in the 

market for housing have become far more conservative 

and less willing to risk purchase of a home or condominium. 

This does not mean they wish to avoid “putting down 

roots” but simply they cannot accept the burden of risk 

associated with a mortgage. Again this impacts the 

housing market but it does not make it less viable. 

 
At the same time Millennials are looking for that “starter 

community,” the boomers are looking for their “retirement 

community.” Such places do not necessarily mean that 

the senior population wants an isolated apartment to 

stare at a lawn in solitude, undisturbed by the outside 

world. In fact, many boomers are looking for just the 

opposite – an active community where they can retire, 

remain part of the social network around them and, at 

the same time, receive the unique health and medical 

services they need. Senior care facilities have changed 

dramatically in the past decades and continue to do so. 

 
Moreover, the population demographics for current seniors 

suggests that, as new senior care facilities are built, there 

will be a dramatic oversupply of such facilities as the 

new and much smaller generation of seniors emerges. 

Consequently, if and when new senior market opportunities 

are accommodated by developers in Allouez, it is imperative 

to look at the next market of occupants who will become 
the only source of demand in an oversupply of units. 

desire high quality restaurant experience. In other words, 

developers, investors, and the Village should make sure 

that as new housing units are designed and built, that they 

a) are built in a more dense urban style than currently 

exists in the local market, b) are high quality, and c) can 

suit the needs of future markets, particularly Millennials. 

There is no need to design units only for seniors, as at 

the very least, long-term age integration must inform the 

ultimate development product. The likely near-term product 

could focus on multi-family buildings that are 3-5 stories in 

height, with wood frame construction on the upper floors. 

 
Single family houses on the market are currently 

selling at ~$56-$116 per square foot, while the few 

condominiums in the area are selling for ~$104-125 

per square foot. Two bedroom rentals available in the 

village range from $619-$1000 per month. Generally 

these rentals are single family houses or are units in 

traditional suburban-style apartment buildings. 

Current new suburban-style multifamily (not urban 

mixed-use) residential rates are approximately 

$800-$950/mo for 900-1,200 square feet 

apartments that are 2 bedrooms, 1.5 bathrooms. 

 
 
 
 
 
 

 

HOUSING TENURE IN ALLOUEZ, 2013 

 
Own 

83.84% 
 
 
 
 
 
 
 

Rent 

16.16% 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Figure 40. Snapshot of rental properties listed in Allouez. 

Source: Craigslist.com, accessed June 30, 2015. 

 
 
 
 
 
 
 
 
 

HOUSING TYPES IN ALLOUEZ, 2013 

Single Family Detached 
78.23% 

Single Family Attached 
78.23% 

 

Duplexes 
6.99% 

Units in Small 
Apartment Buildings 

7.22% 

Units in Large 
Apartment Buildings 

1.87% 

 

 
 

Figure 41. Snapshot of single family housing and condominiums 

for sale. Source: Zillow.com, accessed June 30, 2015. 

 
 
 
 
 
 
 
 
 

HOUSING TYPES IN BROWN COUNTY, 2013 

Single Family Detached 

64.09% 

 
Single Family Attached 

5.01% 
 

Duplexes 

7.79% 
 

Units in Small 

Apartment Buildings 

18.66% 

Furthermore, Millennials and Baby Boomers are likely to 

prefer age integration. Both generational groups also 

prefer vibrant walkable communities, and although the 

general preferences in retail may be different, both groups 

 
Figure 42.   Housing tenure in Allouez. Source: U.S. Census. Figure 43.   Housing tenure in Allouez and Brown 

County. Source: U.S. Census. 

Units in Large 
Apartment Buildings 

3.03% 

Manufactured 
Housing 

1.43% 
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COMMERCIAL OCCUPANCIES 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

LEGEND 

 

Occupied Commercial 

Vacant / Underutilized 

Space for Lease 

Property for Sale 

 

 
Figure 44.   Commercial occupancies and the status of parcels in the primary commercial areas of Allouez within the Corridor Study Area. 

 
 

Sources: CoStar, LoopNet, James Wheeler of Vander Zanden Commercial Real Estate Specialists, site visit (3/10/15) 
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NON-RESIDENTIAL BUILDING SQUARE 
FOOTAGES IN THE CORRIDOR STUDY AREA 

 
Commercial 

36.15 % 

RETAIL & OFFICE FINDINGS 

The demand for new retail activity is difficult to predict. From 

one perspective, the retail market can be viewed as a self- 

balancing system. When the local market fails to provide a 

good or service in higher local demand, some entrepreneur 

(or retail franchise or local broker) will see the shortage 

and try to fill it. Conversely when there is an oversupply, 

market forces tend to cull the least competitive businesses. 

Within this constantly changing milieu, local communities can 

become active in trying to encourage the markets that they 

think will benefit their community.  One way to begin this 
process is to look at the local “leakage” statistics (Figure 

Retail 

Generally, downsizing is taking place in the retail 

landscape, due to (1) increasing online sales, (2) slower 

growth of total retail sales in the coming decade of a 

less consumer-drive economy, (3) declining population 

in their peak retail spending years, and (4) non- 

demographic changes in the retailing industry. 

 

Shopping center space is generally limited by below-trend 

growth in consumer spending as households focus on regaining 

their financial stability. As the Baby Boomer generation ages 

out of prime earning and spending years and succeed by 

In today’s economy, retail districts and shopping centers 

will need a higher percentage – at least one third – of 

experiential tenants. These tenants are strong choices as 

they cannot be replaced by the internet, are desired by 

multiple generations who are less consumer-focused and 

more experiential-focused. These types of experiential 

retail are entertainment, and high quality and diverse food 

and beverage and services. In sum, retail businesses that 

do not compete with online sales, but complement it and 

provide convenience and experience to visitors. Allouez has 

this type of retail, however it has an unmet demand for it. 

Interviews and conversations with stakeholders revealed a 

Office 

60.91 % 
 

 
Village Assessment data:  www.assessordata.com, 2014. Retrieved in 2015. 

Industrial / 

Manufacturing 

2.94 % 

48) that depict which types of retail goods or services 

might be under-supplied (i.e. leaking out to other places) 

or oversupplied (bringing in customers from other places). 

the smaller Generation X cohort, there is less demand for 

retail space in general. While the Millennials are a large 

generation with tremendous spending power, this generation 

is still approaching its prime earning and spending years. 

strong desire for an increase in an experiential retail mix. 

 
The trends of downsizing, changing retail mixes, and 

the strengthening of retail space in urban and inner 

Figure 45. Breakdown of non-residential building square 

footages in the Corridor Study Area. 

As part of this Study, the Project Team acquired data 

from ESRI to inform a market analysis, predominantly 

for retail and restaurant activity.  The Project 

Team pulled the following ESRI compilations: 

Retail MarketPlace Profile (Figure 49) for the 5-, 10-, 

and 15-minute drive time from the intersection of W. 

Allouez Avenue and Webster Avenue 

Retail Market Potential 

Restaurant Market Potential 

 
The Corridor Study area in Allouez (Figure 44) offers a 

total inventory of about 776,936 sq. ft. of non-residential 

space, which offers space for commercial, industrial/ 

manufacturing, and office land uses (not including government 

and institutional uses).  Highly notable is the high proportion 

of medical-related space in Allouez, which is an emerging 

niche market within the region. For comparison, these non- 

residential land uses in the Corridor Study area  (total 

Village population is ~13,975) can be compared to a 2010 

estimate of leasable space in downtown De Pere of 773,000 

sq. ft. (total City population is ~23,800), which is home to 

retail, service, office, government, and institutional tenants. 

Retailers have responded by moving to business models 

focused on fewer stores, therefore reducing the overall space 

needs. This, in combination with the increasing internet sales 

has created a long-term challenge to traditional retail. 

suburbs will mean that better located centers, such as 

some along Webster Avenue, can be reconfigured and/ 

or redeveloped with higher-density mixed-use residential, 

retail and entertainment uses. Some will be converted to 

alternative uses, as already seen in Allouez, to medical 

office and clinics to serve the rapidly growing health 

care needs of the aging community and the region. 

Many retail centers are slow to recognize the drop in 

demand for retail product and increasing demand for 

experiential retail, driving down rents in the process and 

masking the demand for higher quality retail and space. 

 

“Loss of small 
town feel is not 
a desirable trade 
off for attracting 

business.” 

 
 

Village Assessment data:  www.assessordata.com, 2014. Retrieved in 2015. 

Figure 46. Breakdown of non-residential building square 

footages in the Corridor Study Area. 

 

 

Figure 47. Restaurant locations within the Corridor 

Study Area. Source: Yelp.com. 
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NON-RESIDENTIAL BUILDING SQUARE 

FOOTAGES IN THE CORRIDOR STUDY AREA 

 SF Percentage 

Commercial 280,866 36.15 % 

Industrial/Manufacturing 22,866 2.94 % 

Office 473,204 60.91 % 

TOTAL 776,936  

 

Medical – related 294,333 62.2 % of office 

37.88 % of total 

 

http://www.assessordata.com/
http://www.assessordata.com/
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2304 S. Webster Avenue, Allouez, Wisconsin 54301 Latitude: 44.48022 Longitude: -88.02482 

 

Drive Time: 5 minute radius Drive Time: 10 minute radius Drive Time: 15 minute radius 

Leakage / surplus factor by industry subsector 
 

Motor Vehicle & Parts Dealers 

Furniture & Home Furnishings Stores 

Electronics & Appliance Stores 

Bldg Materials, Garden Equip. & Supply Stores 

Food & Beverage Stores 

Health & Personal Care Stores 

Gasoline Stations 

Clothing and Clothing Accessories Stores 

Sporting Goods, Hobby, Book, and Music Stores 

General Merchandise Stores 

Miscellaneous Store Retailers 

Nonstore Retailers 

Food Services & Drinking Places 
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Leakage / surplus factor by industry group 
 

Automobile Dealers 

Other Motor Vehicle Dealers 

Auto Parts, Accessories, and Tire Stores 

Furniture Stores 

Home Furnishings Stores 

Electronics & Appliance Stores 

Building Material and Supplies Dealers 

Lawn and Garden Equipment and Supplies Stores 

Grocery Stores 

Specialty Food Stores 

Beer, Wine, and Liquor Stores 

Health & Personal Care Stores 

Gasoline Stations 

Clothing Stores 

Shoe Stores 

Jewelry, Luggage, and Leather Goods Stores 

Book, Periodical, and Music Stores 

Department Stores (Excluding Leased Depts.) 

Other General Merchandise Stores 

Florists 

Office Supplies, Stationery, and Gift Stores 

Used Merchandise Stores 

Other Miscellaneous Store Retailers 

Electronic Shopping and Mail-Order Houses 

Vending Machine Operators 

Direct Selling Establishments 

Full-Service Restaurants 

Limited-Service Eating Places 

Special Food Services 

Drinking Places (Alcoholic Beverages) 

 

  
0 7 9  

Figure 48.   ESRI Retail MarketPlace Profile. 
/HDNDJH/6XUSOXV )DFWRU /HDNDJH/6XUSOXV )DFWRU /HDNDJH/6XUSOXV )DFWRU 

 
 

 

28 VILLAGE of ALLOUEZ   Riverside Drive & Webster Avenue Corridor Study June 2015 



 

 

4:  MARKET ANALYSIS 
 

 

 

As noted in the City of De Pere’s downtown market 

analysis, Ashwaubenon is the primary regional retail hub 

where the majority of national chain stores have located. 

While these are not the companies which Allouez should 

be first pursuing, as they may not have an interest in a 

second retail storefront, other companies not yet with a 

presence in Ashwaubenon (or elsewhere in the region) 

could consider moving into a main street environment 

like Allouez. The arrival of these chain stores tends to 

generate the interest in other chains to consider a nearby 

location. This interest in increasing retail in underserved 

markets is also catching the attention of local entrepreneurs 

that are in a position to expand within the region. This 

model could serve Allouez well, with the opportunity to 

bring locally-based businesses that are successful and 

known in the region and looking for communities with 

the demand and incomes to support their businesses. 

The Corridor Study Area features retail, however 

somewhat limited given the household income and 

population of the community. These retail spaces range 

between ~$12-$18 per square feet, triple net lease. 

 
Land leases are growing in popularity with land owners, 

as an opportunity to support long-term development 

while still retaining ultimate control of the land. Land 

leases can be advantageous for land owners and lessees. 

For instance, this structure often allows access to land 

that may not be accessible to lessees otherwise. For 

landowners, the land lease is a stable income stream. 

Typical land leases in the region cost the lessee 

approximately 7.8% of the land value per year for a 

long term lease – typically 25-99 years. This rate includes 

an annual lease payment of approximately 5.5-5.8% 

of the land value, in addition to approximately 2% for 

property taxes, therefore costing the land tenant 7.8% 

of the land value per year for a long term lease. This 

rate includes a 30-year amortization at 4% interest. 

Office 

Location is an increasingly important consideration for 

office (and all else). This locational advantage of Allouez’s 

is becoming increasingly clear within the region. As worker 

preferences – both Boomers and Millennials – are generally 

gearing towards more urban settings, conveniently located 

work locations align with these desires – these generations 

prefer a limited commute. High-value employers are 

focusing on central business districts and inner ring suburbs. 

Locations that are close to transit, bike lanes, and retail 

and recreation amenities within walking distance are 

and will be in considerable demand. This trend further 

strengthens Allouez’s position as it exists now, and will 

only increase as investment improves in the Village. 

 
Cost considerations are becoming a less dominant 

consideration for high-value firms, particularly as less space is 

required for each employee. Suburban office parks are now 

forced to compete primarily on price. These office spaces 

will serve lower value office space users generally. Higher 

density office, more mingling, and more flexible space will be 

the focus of companies – cafés and public places (indoor and 

outdoor) are now extensions of offices to work and network. 

Allouez’s office market is positioned well within the region 

to continue to flourish. Its vacancies and lease rates are 

within average ratings. Demand is clearly growing for 

medical office buildings in Allouez 1) to cater to the senior 

population of the community, and 2) as a niche market for 

the region as a whole. This is strong market for Allouez, as 

medical office has higher lease rates, but only as the spaces 

are maintained and perceived as modern and accessible 

spaces. Much of lower rent office space in Allouez is tired 

looking, and will require some upgrades to compete within 

the community and the region as a whole. Overall, Allouez’s 

strength in office is in medical office, but it must be noted 

that it is not protected from reaching a point of saturation. 

 
The current office market in Allouez generally ranges from 

$14-$17 per square foot as triple net lease. Generally, 

the office lease rates are lower than average, given a 

surplus available in Allouez. Medical office space is higher 

than average, for which there is still demand in Allouez. 

 
 
 
 

 

 
POSTAL ADDRESS VACANCIES 

VILLAGE OF ALLOUEZ 2013 Q4 2014 Q1 2014 Q2 2014 Q3 2014 Q4 2015 Q1 

# / % Vacant - Residential 90 / 1.62% 97 / 1.73% 98 / 1.75% 161 / 2.91% 156 / 2.82% 158 / 2.83% 

# / % Vacant - Business 62 / 19.94% 63 / 19.03% 62 / 18.51% 69 / 20.54% 68 / 20.24% 66 / 19.64% 

Overall Vacancy Rate 2.59% 2.69% 2.69% 3.92% 3.81% 3.78% 

 

BROWN COUNTY 2013 Q4 2014 Q1 2014 Q2 2014 Q3 2014 Q4 2015 Q1 

# / % Vacant - Residential 2,731 / 2.58% 2,837 / 2.67% 2,770 / 2.62% 2,724 / 2.57% 2,711 / 2.55% 2,753 / 2.57% 

# / % Vacant - Business 1,750 / 22.32% 1,757 / 22.25% 1,759 / 22.18% 1,793 / 22.54% 1,758 / 22.02% 2,745 / 21.82% 

Overall Vacancy Rate 3.93% 4.03% 3.99% 3.97% 3.91% 3.91% 

Figure 49. Drive times from the study centroid from 

the ESRI Retail MarketPlace Profile. 

Figure 50.   Postal address vacancies for residential and commercial properties in the Village of Allouez. Source: Policymap.com. 
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Figure 51. The market analysis geographic area for the 

2012 Green Bay Multifamily Housing Analysis. 

 

MARKETS AS A METROPOLITAN PATTERN 

While many communities view themselves as unique in all 

ways, the markets for housing, retail, and office do not 

operate in the same manner. Many Allouez residents spend 

money in other communities in the area just as “outsiders” 

spend money in Allouez. The key to a realistic market 

viewpoint is to see Allouez as part of the larger region. 

The following discussion looks at some of the market data 

from other communities in the metropolitan area which 

can be viewed as generally analogous to Allouez. 

 
Reference points for area market trends include 

the following recently-completed studies: 

Green Bay, WI  Multifamily Housing Analysis, 

November 2012 (Baker Tilly Virchow Krause, LLP) 

De Pere, WI  Downtown Master Plan [Market 

Analysis section], July 2010 (RDG) 

 
Of note from these reports are the following observations 

about Brown County, De Pere, and Green Bay: 

 
Regarding Brown County 

“Across Brown County since 1982 there has been an 

average of about 100,000 sq. ft. of new retail space 

delivered annually. In 2005, approximately 400,000 

sq. ft. was delivered, making [it] the peak year since 

1982. This significant increment of space will take 

several years for the local economy to work through, 

dampening rent growth and reducing demand for 

new space.” – De Pere, WI Downtown Master Plan 

 

 
Regarding De Pere 

“Downtown street level vacancies are below regional 

levels. In downtown west of the river, 9.7% of street 

level space is vacant; east of the river only 6.1% of 

space is vacant. The overall downtown vacancy rate is 

estimated at 7.4%. County-wide retail vacancy is now 

over 10%.” – De Pere, WI Downtown Master Plan 

 
“Based on survey information, it would appear that 

downtown rents are in alignment with store sales. Moving 

forward, efforts to grow sales for downtown merchants 

will be a key focus of strategic recommendations, as 

growth in rents will support reinvestment in downtown. 

Quoted rents appear to fall in the $8 to $12 per sq. 

ft. range.” – De Pere, WI Downtown Master Plan 

 
“On both sides of the river, Restaurants and Bars constitute 

the largest cluster of space, covering about 130,000 sq. 

ft. Restaurant clusters are effective traffic generators 

for emerging or revitalization retail / restaurant 

districts. People, generally, will travel farther and into 

new areas for restaurant options as opposed to retail 

products.” – De Pere, WI Downtown Master Plan 

 
“Aside from restaurants, hotels, office, and residential, 

other typical downtown retail store clusters remain under 

developed. Segments such as jewelry, shoes, and books would 

benefit from further growth, particularly on the East side of 

downtown De Pere.” – De Pere, WI Downtown Master Plan 

 

 
“De Pere supports an estimated 935,000 sq. ft. of 

office space, of which an estimated 213,000 sq. ft. 

is in downtown. ...In the context of available vacant 

space, additional office development in downtown 

De Pere through 2010 is not likely. However, beyond 

2010, modest opportunities could emerge, tied to the 

economics of specific sites. Opportunities will relate to: 

The provision of new space which offers green/ 

sustainable elements not currently available in the 

market. 

City policy decisions regarding the provision of 

structured parking as an incentive to encourage further 

development.” – De Pere, WI Downtown Master Plan 

 
MOTIVATING THE MARKET: 
INVESTOR ENGAGEMENT 

Across the board nationally, offering a statistical analysis 

of markets and economic conditions is rarely, if ever, a 

standalone strategy for attracting investment. Most brokers 

and retailers conduct their own analyses, and are keenly 

aware of rents and lease rates in a given locale.  If rents 

are too high or there is an insufficient traffic flow, no volume 

of opposing statistics can change that reality. Similarly, site 

visibility (for retail) and neighborhood amenities like schools 

and parks (for residential) are subjective judgments made by 

investors on site. Moreover, site constraints (e.g. utilities and 

access) and financial incentives (e.g. TIF subsidies) are specific 

to each property and difficult to summarize holistically. 

 
 

 

Figure 52. The market analysis geographic area for 

the 2010 De Pere Downtown Plan. 
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What can be effective, however, is a well-designed and 

implemented communications strategy that allow investors 

to get relevant information in a timely and transparent 

manner. In addition to employing high-quality, web-based 

information that builds knowledge of the Allouez market, 

the Village must procure positive and regular face-to-face 

contact with key developers and investors. The focal point 

of these regular conversations is not for Village staff to 

support whatever development product or retailer is laid 

on the table.  Rather, the conversations should produce a 

shared understanding of the Village’s expectations, and how 

developers and investors can foster an end result which meets 

expectations and procures a seamless process for all parties. 

 
Where possible, any financial incentives should not be 

predetermined by the Village, but should be responsive 

to the specific needs and circumstances of the re/ 

development. These incentives could be part of a competitive 

program with a set of guidelines that has Village Board 

approval and thereafer can be carried out by staff. 

Incentives might include support for the following: 

Land acquisition / reduced land cost to investor 

Site preparation costs for parking, foundations, 

landscape 

Financing reductions or obligations 

Direct financial contributions 

Guarantees of rents 

 
Each investor will have a different set of needs, and based 

on the site(s) in consideration, each investor will have a 

different set of parameters within which to operate. The 

Village can be flexible in offering an incentive that will 

work.  However, Village staff must maintain information 

that illustrates why they should choose to employ a 

financial incentive.  To aid this knowledge, the Project 

Team developed a hypothetical pro forma to determine 

potential risks and rewards for the development scenarios. 

RE/DEVELOPMENT INCENTIVES 

TID #1 

The Village of Allouez implemented its first Tax Increment 

Finance District (TID), with the focus as a rehabilitation TID, 

in 2011. The Village projects that additional land and 

improvements valued at approximately $23,750,000 will 

be created as a result of new development, redevelopment, 

and appreciation in the value of existing properties. 

 
TID #1 has a maximum life of 27 years. The TID can 

close sooner if sufficient revenue has been generated to 

pay for projects and no additional costs are anticipated. 

State Statutes define a Rehabilitation TID as an area 

where at least 50% of the area within the TID meets the 

statutory definition of an area in need of rehabilitation. 

 
Description of TID area 

TID #1 properties are highlighted in Figure 53. The 

criteria the Village has applied to the TID area includes: 

Carry out plans for a program of voluntary or 

compulsory repair and rehabilitation of buildings or other 

improvements, and 

Install, construct, or reconstruct streets, utilities, parks, 

playgrounds, and other improvements necessary for 

carrying out the objectives of redevelopment. 

 
The TID provides funding to businesses and commercial 

property owners within the district boundaries 

to make approved façade improvements to 

existing structures or as an incentive to developers 

proposing projects within the TID. These efforts are 

encapsulated in the following TID #1 programs: 

Development Incentive Guidelines and Application 

Façade Improvement Program 

 

Façade improvements enhance the overall attractiveness 

and commercial viability of existing businesses and 

commercial corridors within the TID. The development 

incentive program will encourage redevelopment 

for new uses and businesses in the district. 

 

 

Figure 53.   Properties currently eligible for TIF in TID #1. 
 
 
 
 

The projects that the Village may consider undertaking are 

detailed in the Project Plan for the TID, adopted in 2011. 

The Village is under no obligation to complete a project 

identified in the TID project plan. Rather, the Project Plan 

serves as a guide and planning tool for the Village Board. 

The Village Board determines how funds are spent within 

the District and establishes the overall vision for the TID. 

 
Given the immense potential of TID #1 and the fact 

that some key properties were not included in the initial 

boundary, it was recommended by the Consultant Team 

that the TID boundary be expanded to fully incorporate 

these properties to maximize development and investment 

potential. More specifically, the boundary should include 

properties further south along Riverside Drive (see 

development potential through the Riverside Drive & 

Allouez Avenue development scenario) and additional 

land owned by the Diocese of Green Bay. Based on this 

recommendation the Village is currently amending TID #1. 

 

 

Figure 54.   Tax-excempt parcels in Allouez. 
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The Village of Allouez requested multiple “scenarios” 

for the development of the Riverside Drive and Webster 

Avenue corridors. The creation of scenarios can be a useful 

tool in evaluating and implementing planning concepts. 

The scenarios were intended to represent the general 

application of the Village for the future of their community. 

 
In this study, the scenarios were developed in three distinct 

steps: 

Creating broad concepts on which to base development 

scenarios 

Devising development concepts that embody the scenario 

concepts 

Discussing the concepts within the community and revising 

them accordingly 

 
 
 
 

THE CONTENT OF SCENARIOS 

Initially, the three conceptual directions for 

scenarios were based on the following: 

Creating lateral connections to link the residents of 

Allouez to the Fox River in terms of visual, physical, social, 

and recreational linkages 

Creating more park and recreation spaces along the 

Fox River in places where they would fit the patterns of 

ownership and redevelopment 

Creating individual property redevelopment concepts 

along the corridor that would take advantage of the 

unique environment features of the Fox River 

 
The scenarios also needed to dovetail with the concepts 

developed by WisDOT for the design of right-of- 

way.  This included, for example, items such as: 

The number, size and location of curb cuts, 

Sidewalk locations (and linkages to other circulation 

elements), 

Crosswalks, 

The potential for roundabouts, 

Traffic signalization, 

Bicycle accommodations, and 

Other components addressed by WisDOT’s design 

process. 

 
 
 

 
THE FIRST ROUND OF SCENARIOS: 
REDEVELOPMENT IDEAS 

As this process unfolded new opportunities and challenges 

became apparent leading to the locations for developing 

scenarios depicted on the map on the facing page. 

For each of these locations, GRAEF devised an initial 

redevelopment concept depicting new uses, building 

footprints, circulation (for vehicles and pedestrians) and 

community places (parks, plazas, and trails).  In most 

cases these concepts assumed that the land owners might 

wish to redevelop their property in order to achieve 

higher values. The intent, for each of the redevelopment 

concepts was to increase the value of the property while, 

at the same time, achieving the community-wide mission  

of improving the character of community places, activities, 

and overall ambience of the Village. The assumption is 

that the creation of win-win concepts should be used to 

move forward with a variety of redevelopment concepts. 

 
The first round of redevelopment ideas was presented 

and discussed with Village staff, the general public, and 

individual land owners.  Predictably there were many 

questions, observations, and issues to be addressed. While 

some land owners liked the ideas for their properties, 

others did not. Similarly, members of the general public 

offered a variety of opinions. Lastly, since some of the 

scenarios are just one part of a larger WisDOT project 

to redesign Riverside Drive, there were many discussion 

points related to the DOT project directly, and only 

indirectly related to the redevelopment concepts. 

 
 
 

 
THE SECOND ROUND OF SCENARIOS: 
COMMUNITY RESPONSE AND NEW IDEAS 

The second round of changes attempted to address many 

of the questions, issues, and concerns that had been raised 

previously. In some cases two or three redevelopment 

concepts were prepared.  That is, for some properties 

three  redevelopment scenarios were crated while in 

other cases the original concept was simply retained. 

 

THE THIRD ROUND OF SCENARIOS: 
COMMUNITY RESPONSE AND NEXT STEPS 

The final round of redevelopment scenarios, much like the 

second, was intended to clarify issues. By the end of the 

process some areas included four or five scenarios and a 

few were actually eliminated.  In all cases the goal was 

to create scenarios that would achieve the goals of the 

Village while increasing value for property owners, or at 

least reducing the negative impacts that were identified. 

 

USE OF THE REDEVELOPMENT SCENARIOS 

In this case, the redevelopment scenarios are intended 

to be used, as indicated in the last chapter, as a basis 

for implementation. They are not mandated site plans 

but rather concepts that can be embedded, to varying 

degrees of impact, in the existing comprehensive plan, 

zoning code, and other programmatic and regulatory 

devise controlled by the Village. For example, they might 

be used as the basis for creating a “target overlay zone” 

in which owners could expedite the approval of projects 

that materially conform to the redevelopment scenarios. 

In other cases, the concepts could be used as a basis for 

allocating financial incentives (such as TIF expenditures). 

 
The following pages depict detail concepts for 

buildings, circulation, landscape, public places, 

and associated social and economic activities. 
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Figure 55.   Diagram showing the redevelopment areas proposed for the Village (maroon color). 
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MARINE STREET: AN URBAN WATERFRONT NEIGHBORHOOD 
CONCEPT 

The older industrial waterfront offers the potential to 

become a signature project for the Village with an 

active urban waterfront and highest intensity uses. It can 

become an area-wide destination point, comparable 

to some of the waterfront features in Green Bay 

and thereby help change the image of Allouez. 

 
In both Scenarios, the project has significance in terms 

of both tax base as well as redefining the character of 

Allouez.  At the same time, there will be significant costs 

in terms of capital construction and ongoing maintenance 

and operation. The compactness and intensity of 

development will require detailed analysis of operation 

and maintenance. This will include operational agreements, 

further stormwater and utility analysis, and a variety 

of other infrastructure and structural investigation. 

 

TWO SCENARIOS 

The general intention and character of both Scenarios is 

similar. The primary difference is the way in which the 

vehicular and pedestrian circulation is planned.  In Scenario 

1 the vehicular circulation occurs along a loop road that 

begins and returns to Marine Street on the north. In Scenario 

2 the street has two entrances – beginning at Marine 

Street at the north and then sloping upward to reach the 

height of the bluff where it connects to Derby Lane. In both 

Scenarios there are pedestrian connections to the water and 

a parking deck located below the street and the buildings. 

SCENARIO 1 – THE LOOP ROAD 

The first Scenario depicted includes a two-way loop road 

that improves circulation and provides access to several 

multistory buildings. Portions of the loop road may be a 

public street while other sections may be private roads 

with public access easements.  The loop road begins at 

the north end connecting to the existing Marine Street. As 

it proceeds south, adjacent to the bike trail, the loop rises 

enough to cover one level of parking. As loop road turns 

toward the River, it slopes down to waterfront grade just 

below the boardwalk overlook. The same parking level 

also extends below the new mixed use buildings. Parallel 

parking has been included along the loop road as well as 

some surface lots. A preliminary review of grading and 

parking suggests that further analysis will be needed. 

 
SCENARIO 2 – THE BLUFF ROAD 

In this Scenario the road rises from the Marine Street 

connection southward to the Derby Lane connection. As 

with Scenario 1, parking is located beneath the road 

once it has risen approximately 10 feet above the current 

grade.  The road access shown along the water’s edge 

can be private or public and is very similar in character 

(but not function) to the loop road in Scenario 1. 

BUILDING USES 

In both Scenarios the southernmost building is anticipated as 

a more private residential structure with limited access and 

a private garden. The other structures can become either 

residential-only buildings or mixed uses with restaurants or 

other retail activities at the same grade as the loop road. 

 

BOARDWALK AND OVERLOOK 

In both Scenarios a key feature of the site is a pedestrian 

style “boardwalk” that extends at the same grade as 

Riverside Drive, from the new crosswalks to Derby Lane 

out to an overlook above the Fox River.  This would 

include public access and possibly bicycle access. This 

pedestrian walkway provides key pedestrian movement 

laterally from Derby Lane in an east-west direction 

making it more visible and emphasizing the linkage 

of the riverfront to the other areas of Allouez. 

 

THE WATER’S EDGE 

In both Scenarios the west edge of the development would 

include a continuous, public access, river walk. Restaurants 

may be located at this level or on an upper level with 

terraces overlooking the River. Several spaces between the 

buildings can also become gardens or hardscape plazas 

with good views. The riverfront also includes accessible 

public docks for motorized and non-motorized boats. 

EAST-WEST LINKAGES 

The west side of the intersection of Riverside Drive and Derby 

Lane also offers an opportunity to create links to bicycle 

and pedestrian connections down to the trail system (shown 

in Scenario 2). By placing such links at the end of Derby 

Lane the plan can encourage lateral east-west movement 

through the village and to the Fox River and to the higher 

levels of activity in the Marine Street development. 

 

STYLE AND VISUAL CHARACTER 

The architecture of the buildings, and the visual character of 

the landscape and streetscape should be more contemporary 

in styles, consistent with the maritime character of the district. 

 

IMPLEMENTATION 

Key issues for implementation in this area include: 

Analysis of key engineering constraints and capital 

costs 

Agreements for easements and maintenance of 

environmental features 

Phasing of plans and development since many of the 

suggestions require longer term evolution of the local 

markets 

Stormwater planning 
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MARINE STREET: 

SCENARIO 1 

 

ILLUSTRATION KEY 

 
Type of Development  

A. Mixed-use building – multi-story 

B. Residential building – multi-story 

 
Community Places  

A. Public boardwalk 

B. Private garden 

C. Elevated public overlook 

D. Public pier 

 
Circulation  

A. Private surface parking 

B. Below-grade parking access 

C. Existing Fox River State Trail 

D. Public street with parallel parking 

E. Parking below 

F. Path connecting trail to public boardwalk 

G. Shared access 
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MARINE STREET: 

SCENARIO 2 

 

ILLUSTRATION KEY 

 
Type of Development  

A. Mixed-use building – multi-story 

B. Residential building – multi-story 

 
Community Places  

A. Public boardwalk 

B. Private garden 

C. Elevated public overlook 

D. Public pier 

 
Circulation  

A. Private surface parking 

B. Below-grade parking access 

C. Existing Fox River State Trail 

D. Ramp connecting trail to Riverside Drive 

E. Public street with parallel parking 

F. Parking below 

G. Path connecting trail to public boardwalk 

H. Shared access 
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Figure 56. Example of waterfront development showing outdoor seating 

for a restaurant and residential units on upper floors. 
Figure 57. Waterfront-themed design elements should be 

utilized for Marine Street development. 
Figure 58.   Elevated path would provide both access and views to Marine Street development. 
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RIVERSIDE DRIVE & W. ST. JOSEPH STREET: A RIVERFRONT NEIGHBORHOOD 
CONCEPT 

The intersection of Riverside Drive and W. St. Joseph Street 

is the identifying point for an expanding neighborhood. 

While the current level of growth is not sufficient to be 

identified as a distinct neighborhood, this eventuality 

is a realistic possibility. Currently the sites most likely 

to be candidates for re/development are the parcels 

west of Riverside and some of the parcels on the east 

side of Riverside, north of W. St. Joseph Street. 

 
In almost all cases, a key objective is the creation of a 

corridor image that portrays a neighborhood friendly 

street image with buildings located near the right-of- 

way with attractive streetscape and diminishing the view 

of parking lots by locating them in the rear or side of 

buildings. The large number of different land owners, 

each with different economic objectives and circumstances 

requires a consistent, but flexible planning approach. 

 

WEST SIDE OF RIVERSIDE DRIVE 

Residential and Environmental Connections 

West of Riverside Drive most of the parcels offer high-value 

views of the River, the potential for significant environmental 

amenities, and desirable connections to the trail system. The 

two scenarios portrayed on the west side of Riverside Drive 

assume that properties can be developed as separated 

sites with private or semi-private gardens or courtyards. 

 
The site options also depict connectivity in terms of trail 

linkages, access to the water’s edge, shared parking and 

circulation. In some cases this includes cross-easements 

required for current or future sharing of parking facilities. 

The Scenarios show numerous east-west connections linking 

the trail, waterfront, and sidewalks on Riverside. These 

alternative (or additional) links to the trail system facilitate 

higher levels of public access and movement along the 

water’s edge. While some private owners will naturally 

prefer to avoid shared usage, the overall value and 

branding of Allouez as a “riverfront” village depends 

on making such access easy, frequent, and visible. 

The typical uses for these sites assume that multi-story 

residential is appropriate with rental or condominium 

units variations based on market conditions. Current 

office uses are also appropriate and should be 

maintained. It is assumed that buildings will range in 

height from 3 to 5 stories. In additional there will be 

differences in parking lots and circulation. For example, 

in Scenarios 1 and 2 the development along the River, 

just north of the St. Joseph’s alignment contains different 

versions of surface parking which imply differences in 

engineering and accommodation of the steep slope. 

 
Given the change in topography from Riverside down to 

the River there are also many opportunities for terraces, 

decks, and balconies that provide unique views for both 

private and public activities. At the same time, the riverfront 

environment provides options for a “layered” landscape that 

fits different plant communities and landscape aesthetics. 

 

EAST SIDE OF RIVERSIDE DRIVE 

Mixed-use and Environmental Preservation 

Northeast to the intersection of Riverside Drive and 

St. Joseph there are many opportunities for different 

configurations of private development, circulation, and 

environmental preservation. Here too, the intent of the 

landowners needs to be integrated with the planning 

process. For example, the land owned by the Diocese is 

currently all zoned as commercial yet, based on community 

input, there are many areas which the Diocese and others 

would like to remain undeveloped as conservancy land. 

 
The land immediately north of St. Joseph’s, which is 

not part of the Diocese should be developed in an 

integrated fashion to further the character of the area as 

a neighborhood rather than disjointed developments. 

 
Typical uses for this area, like the area to the west 

include multi-story residential structure, 3 to 5 stories. 

The development could accommodate a small retail 

use such as a café, restaurant, convenience store, 

gas station, or other ground level commercial use 

integrated with residential on upper floors. 

ENVIRONMENTAL AMENITIES 

In additional to the environmental features on the 

Diocese’s property, (such as the ravine), there are 

features in terms of view sheds and trails throughout this 

potential development area. In the future the Village 

should consider options for easements and agreements 

for public maintenance and assumptions of liability in 

exchange for the additional tax revenues or payments 

in lieu of taxes (i.e., PILOTs) that could be developed. 

 

INFRASTRUCTURE 

Roads, Utilities, Stormwater, and Easements 

A major concern in most development is the cost and 

implementation of new roads, utilities, and infrastructure. 

The two Scenarios depict different options for such 

infrastructure improvements. In some cases new roads could 

be developed as public streets.  Alternatively they may 

be developed as privately constructed streets with public 

easements for access.  Different parking configurations 

are also possible. Cross-easements should also be used to 

ensure shared parking as a way to minimize pavement. 

 
Stormwater district planning is essential and should be 

prepared on a district-wide basis. In some cases where 

existing development has created large impervious 

surfaces, additional stormwater facility may not be legally 

required.  Nonetheless shared stormwater treatment 

should be able to maximize the potential for both new 

development as well as environmental quality. 

 

THE ARBORETUM TRAIL 

As shown in this area, as well as other areas along W. 

St. Joseph Street, there is an opportunity to create an 

“arboretum” trail. This would include cluster of plant families 

located near the River, on the bluff, along St. Joseph’s, in 

the ravine and then moving eastward along the street edge. 

This feature should include educational features explaining 

the ecology of the area, its history, and potential future. 

IMPLEMENTATION 

Key issues for implementation in this area include: 

Options for an overlay district 

Agreements for easements and maintenance of 

environmental features 

Phasing of plans and development since many of the 

suggestions require longer term evolution of the local 

markets 

Stormwater planning 

Additional engineering analysis of concepts, costs, 

and options 

 
 
 
 

 
 

 

38 VILLAGE of ALLOUEZ   Riverside Drive & Webster Avenue Corridor Study June 2015 



 

 

5:  DESIGN & DEVELOPMENT SCENARIOS 
 

 

 

RIVERSIDE DRIVE & W. ST. 

JOSEPH STREET: 

SCENARIO 1 
 

 

ILLUSTRATION KEY 

 
Type of Development  

A. Mixed-use building – multi-story 

B. Residential building – multi-story 

C. Retail 

D. Stormwater facility 

 

Community Places  

A. Public pier overlook 

B. Canoe / kayak launch access point 

C. Overlook 

D. Existing double row of trees 

E. Park pavilion 

F. Conservation easement 

G. Arboretum 

 

Circulation  

A. Private surface parking 

B. Below-grade parking access 

C. Shared parking 

D. Public street – entrance only 

E. Existing Fox River State Trail 

F. Arboretum trail 

G. Ravine trail 

H. Trail connecting Diocese to cemetery 

I. Shared access 

J. Existing Diocese driveway 

K. Connection from Fox River State Trail to Riverside 
Drive 
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RIVERSIDE DRIVE & W. ST. 

JOSEPH STREET: 

SCENARIO 2 
 

 

ILLUSTRATION KEY 

 
Type of Development  

A. Mixed-use building – multi-story 

B. Residential building – multi-story 

C. Retail 

 
Community Places  

A. Public pier overlook 

B. Canoe / kayak launch access point 

C. Overlook 

D. Conservation easement 

E. Arboretum 

 

Circulation  

A. Private surface parking 

B. Below-grade parking access 

C. Shared parking 

D. Public street – entrance only 

E. Existing Fox River State Trail 

F. Arboretum trail 

G. Ravine trail 

H. Trail connecting Diocese to cemetery 

I. Shared access 

J. Existing Diocese driveway 

K. Connection from Fox River State Trail to Riverside 
Drive 
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Figure 59. Example of commercial use with high- 

quality materials and street activation 
through windows, awnings, and signage. 

Figure 60.  Access to commercial developments should 
include prominent building entrances, pedestrian 
accommodations (sidewalks, plazas), and variety of 
architectural features (awnings, lighting, signage). 

Figure 63. Creation of different docks and piers 
along the Fox River is encouraged. 

Figure 64. Pavilions should be considered along waterfront that 
would provide great stopping points for trail users. 

 

 

  
Figure 61. Access to waterfront from Riverside Drive must be 

created/maintained with all new development. 
Figure 62. Plazas should be positioned in publicly visible places 

such as along Riverside Drive or Fox River State Trail. 
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5:  DESIGN & DEVELOPMENT SCENARIOS 

WEBSTER AVENUE & W. ST. JOSEPH STREET: THE VILLAGE CENTER 
THE CONCEPT 

The one place that has potential to become identified as 

the Village “Center”, perhaps a downtown, would be the 

corners of W. St. Joseph Street and Webster Avenue. This 

intersection is the 100% corner with the busiest degree 

of traffic and the sense of activity in all four directions. 

However, what is missing is the visual and social intensity of 

activity commensurate with community center districts. This 

area should feel like the pedestrian, cyclist, or motorist 

has arrived at the “center” of the community – a sense of 

commercial activity and movement on all four quadrants. 

 
As new buildings develop (and older ones are rehabilitated) 

additional structures should be placed close to the street 

edge. The architecture can be both contemporary and 

traditional, but it should create a strong corner intersection 

as opposed to conventional suburban setbacks.  Signage 

and lighting should be welcomed as part of the ambience 

for the area, especially night lighting. All four corners should 

embody mixed-use activities. Buildings should be multistory 

with residential or office uses can be placed above retail. 

 
Surface parking should be used to accommodate retail 

activities but it must be placed in the back or in narrow 

strips (the typical width of one parking bay, or 60’) if 

located on the side. No drive-through facilities should 

be allowed facing the street – they must be located 

in the rear.  Auto-oriented uses should be minimized 

(but not prohibited) and wide driveways should be 

discouraged in order to facilitate pedestrian movement. 

THE SOUTHWEST QUADRANT 

A Revised Shopping Center 

In the southwest quadrant there are two Scenarios which 

both follow the same basic approach.  New buildings 

are created along the outer edge of the site. The 

parking areas are redesigned as shared facilities. The 

parking ratios are still sufficient for combined mixed 

uses. There should be one or two very tight and intimate 

public or semi-public plazas for outdoor eating and café 

experiences. Public places should be very small so that 

they maintain and high level of intensity when they are 

used and they should be clearly visible from the streets. In 

addition, given the unique circumstances of this quadrant, 

pedestrian paths along the west edge are emphasized 

to facilitate movement into the historic cemetery area. 

 
THE NORTHWEST QUADRANT 

Mixed Uses and a Main Street Front 

The northwest quadrant includes two options which also  

offer a consistent approach. All of the options envision more 

retail activity along Webster with multi-story residential uses 

to the west. New multi-story buildings would emerge over 

time as existing buildings are replaced or expanded. All 

of the options also involve creating new streets or circulation 

elements that would allow development to the west of 

the street frontage. Lastly, all of the Scenarios embody 

significant amounts of environmental preservation that 

allow the general public to experience the trails and the 

ravine – albeit with limited access governed by easements. 

The land to the west of the Webster Street retail varies in the 

size and location of building footprints. Clearly the options 

showing more building footprints provide more revenue for 

the Diocese and smaller areas of environment preservation. 

 
Scenario 2 assumes that some arrangements can be made 

between the Diocese, the Village, and the condominium 

to share a new street (public and/or private) with shared 

access and parking. This single street provides a higher 

level of access, more landscape area, and reduces the 

combined maintenance costs of the two driveways/streets 

shown in Scenario 1. Scenario 2 also shows that the land 

used by the condominium for their pool, if traded to the 

Village, could become an excellent street front building. At 

the same time, a new pool building could be constructed 

further west on land currently owned by the Diocese. This 

type of three-way trade may be economically beneficial to 

all parties but could be exceptionally difficult to negotiate. 

 

THE NORTHEAST QUADRANT 

The Gateway Plaza 

This quadrant shows only minor changes with some 

reconfigured retail and a public plaza. A small pocket park 

is shown on the corner.  This location, however, can create 

the sense of a new downtown gateway.  More specifically 

if drivers approaching from the south view a small outdoor 

public place with a café or coffee shop and outdoor seating 

it will change the perception of this intersection. Even if 

outdoor seating is only seasonal (as it is throughout Wisconsin) 

it will make this place a more active “downtown” location. 

THE ARBORETUM TRAIL 

As in other site plans, there is an opportunity to extend 

an “arboretum” trail along the north side of St. Joseph 

Street. This multi-use trail should have an urban feel 

and integrate with the small public plaza and other 

urban features.  Scattered placement of trees in 

this section of the trail should be discouraged. 

 

IMPLEMENTATION 

Key issues for implementation in this area include: 

Options for an overlay district 

Agreements for easements and maintenance of 

environmental features 

Phasing of plans and development since many of the 

suggestions require longer term evolution of the local 

markets 

Stormwater planning 

Additional engineering analysis of concepts, costs, 

and options 
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5:  DESIGN & DEVELOPMENT SCENARIOS 
 

 

 

WEBSTER AVENUE & W. ST. 

JOSEPH STREET: 

SCENARIO 1 
 

 

ILLUSTRATION KEY 

 
Type of Development  

A. Mixed-use building – multi-story 

B. Residential building – multi-story 

C. Retail 

D. Stormwater facility 

 
Community Places  

A. Conservation easement 

B. Plaza 

 
Circulation  

A. Private surface parking 

B. Below-grade parking access 

C. Shared parking 

D. Arboretum trail 

E. Ravine trail 

F. Path 

G. Shared access 
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WEBSTER AVENUE & W. ST. 

JOSEPH STREET: 

SCENARIO 2 
 

 

ILLUSTRATION KEY 

 
Type of Development  

A. Mixed-use building – multi-story 

B. Residential building – multi-story 

C. Retail 

D. Stormwater facility 

E. Community pool facility 

 
Community Places  

A. Conservation easement 

B. Plaza 

 
Circulation  

A. Private surface parking 

B. Below-grade parking access 

C. Shared parking 

D. Arboretum trail 

E. Ravine trail 

F. Path 

G. Shared access 

H. Private drive access 
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5:  DESIGN & DEVELOPMENT SCENARIOS 
 

 

 
 

  
Figure 65.   Example of a mixed-use building with ground-level commercial uses and multi-family residential above. Figure 66.   Historic signage could be 

added as part of a building or 
streetscape design element. 

 
 
 
 
 

 

  
Figure 67. Street activation is integral to the success of 

Webster Avenue performing as a ‘Main Street’. 
Appropriate building placement, ground- 
floor windows, lighting, signage, and outdoor 
seating all support pedestrian street activity. 

Figure 68. New development that occurs at the corners of St. Joseph and Webster should look to 
include plazas or other public places that support pedestrian activity. 
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5:  DESIGN & DEVELOPMENT SCENARIOS 

WEBSTER AVENUE: A NEW MAIN STREET 
CONCEPT 

Webster should feel like a continuous ‘busy’ street with retail, 

office, and residential activities pushed together. It is not 

necessary for the façades to be continuous but gaps between 

buildings in excess of 100’ should be avoided except for 

major features (e.g. existing cemeteries). As new buildings 

develop (and older ones are rehabilitated or redeveloped) 

the structures should be placed close to the street edge. 

 
The architecture can be both contemporary and traditional, 

but it should create a strong corner intersection as 

opposed to conventional suburban setbacks. Signage 

and lighting should be welcomed as part of the 

ambience for the area, especially night lighting. All 

street edges should allow mixed-use activities. Retail 

uses should only be encouraged at critical junctions 

where there is enough traffic to support such businesses. 

Residential or office uses can be placed above retail. 

 
Surface parking should be used to accommodate retail 

activities but it must be placed in the back or in narrow strips 

(the typical width of one parking bay, or 60’) if located 

on the side. No drive-through facilities should be allowed 

facing the street – they must all be located in the rear. Auto- 

oriented uses should be minimized and wide driveways should 

be discouraged in order to facilitate pedestrian movement. 

 
No big box retail uses are shown. In this circumstance 

they are difficult to create due to the need for larger 

land assembly. Although traffic counts may be sufficient 

to make such uses viable, they should be discouraged 

along Webster or designed in such a way that they help 

to maintain the character of Webster as a main street. 

NEW RESIDENTIAL 

In this Scenario one new multistory building is 

shown as an example of how mixed-use buildings 

can be accommodated with adequate parking 

and maintenance of a strong street front. 

 

CEMETERY INTEGRATION 

There is one location in which the edge of the existing 

cemetery can be improved. This includes a new ornamental 

fence surrounding the paupers’ grave. Presumably it might 

include features that memorialize the history of those interred 

at this site. Included in this Scenario is a small building which 

could be used as a pavilion – either public or semi-private. 

 

DERBY LANE INTERSECTION 

The way in which Webster intersects Derby Lane could also 

be improved as when in the illustration. This should improve 

cross traffic and east-west movement for pedestrians. 

 

IMPLEMENTATION 

Key issues for implementation in this area include: 

Options for an overlay district 

Agreements for easements for shared parking 

Additional engineering analysis of concepts, costs, 

and options 

Design guidelines 

Land exchange negotiations 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Figure 69.  ‘Main Street’ character should be maintained throughout 

the entire length of Webster Avenue. New commercial/ 
residential development should place buildings along the 
street with parking along the sides or rear of the building. 
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5:  DESIGN & DEVELOPMENT SCENARIOS 
 

 

 

WEBSTER AVENUE 

SCENARIO 
 

 

ILLUSTRATION KEY 

 
Type of Development  

A. Mixed-use building – multi-story 

B. Retail 

C. Retail or pavilion 

D. Stormwater facility 

 
Community Places  

A.   Potters’ grave memorial 

 
Circulation  

A. Private surface parking 

B. Shared access 

C. Reconfigured Derby Lane intersection 
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5:  DESIGN & DEVELOPMENT SCENARIOS 
 

 

 

RIVERSIDE DRIVE & W. ALLOUEZ AVENUE: SHORELINE REDEVELOPMENT 
CONCEPT 

Re/development among multiple land owners along the River 

should feel like a series of linked courtyards and gardens. 

Some courtyards include hardscape to accommodate 

surface parking. Some courtyards feel like private or 

semi-private garden areas. Most of the parcels offer 

high-value views of the River, the potential for significant 

environmental amenities, and desirable connections to the 

trail system. The alternatives portrayed in the illustration 

assume that properties can be developed as separated 

sites with private or semi-private gardens or courtyards. 

 

MULTIPLE OWNERS AND MULTIPLE USES 

The typical uses for these sites assume that multi-story 

residential is appropriate with rental or condominium units 

variations based on market conditions. Current office uses 

are also appropriate and should be encouraged to continue. 

It is assumed that buildings will range in height from 3 to 5 

stories. In additional there will be differences in parking lots 

and circulation. The large number of different land owners, 

each with different economic objectives and circumstances 

requires a consistent but flexible planning approach. 

CIRCULATION 

Parking should be located in structures (built into the 

topographic drop) or on smaller surface lots that 

are placed behind structures or in interior court. AS 

redevelopment occurs, cross-easements should be required 

for current or future sharing of parking facilities. 

 

ENVIRONMENTAL AMENITIES 

The site options depict connectivity in terms of trail 

linkages, access to the water’s edge, shared parking and 

circulation. In some cases this includes cross-easements 

required for current or future sharing of parking facilities. 

The illustrations show numerous east-west connections 

linking the trail, waterfront, and sidewalks on Riverside. 

These alternative (or additional) links to the trail system 

facilitate higher levels of public access and movement 

along the water’s edge. While some private owners will 

naturally prefer to avoid shared usage, the overall value 

and branding of Allouez as a “riverfront” village depends 

on making such access easy, frequent, and visible. 

Given the change in topography from Riverside down to 

the River there are many opportunities for terraces, decks, 

and balconies that provide unique views for both private 

and public activities.  At the same time, the riverfront 

environment provides options for a “layered” landscape that 

fits different plant communities and landscape aesthetics. 

 

STORMWATER 

In some cases where existing development has created large 

impervious surfaces, additional stormwater facility may 

not be legally required. Nonetheless shared stormwater 

treatment should be able to maximize the potential for 

both new development as well as environmental quality. 

 

IMPLEMENTATION 

Key issues for implementation in this area include: 

Options for an overlay district 

Agreements for easements and maintenance of 

environmental features and parking 

Stormwater planning 

Additional engineering analysis of concepts, costs, 

and options 
 

 

    
Figure 70. Access to waterfront from Riverside Drive must be 

created/maintained with all new development. 
Figure 71. Creation of waterfront overlook areas 

are strongly encouraged. 
Figure 72. Building design must address both Riverside Drive and 

provide visual/physical connections to the Fox River. 
Figure 73.  Creation of occupiable green roofs 

is strongly encouraged. 
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RIVERSIDE DRIVE & 

W. ALLOUEZ AVENUE 

SCENARIO 
 

 

ILLUSTRATION KEY 

 
Type of Development  

A. Mixed-use building – multi-story 

B. Office building 

C. Existing commercial 

 
Community Places  

A. Public pier overlook 

B. Public overlook 

C. Public green space 

D. Green roof overlook 

 
Circulation  

A. Private surface parking 

B. Below-grade parking access 

C. Existing Fox River State Trail 

D. Shared access 
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ST. JOSEPH STREET ARBORETUM TRAIL 
CONCEPT 

The Arboretum Trail is intended as a high value destination 

point for residents and visitors. It will be a multi-content 

landscaped street connecting the Fox River to the East 

River. The trail would include a continuous series of different 

landscape components along the north edge of St. Joseph 

Street.  Along the way there would be different collections 

of plant families and features reflective of the regional 

ecology, preferably native species.  Aesthetically the trail 

will include both a park-like feel on the edge of the street 

using both formal and picturesque landscaping styles. 

Changes in character will be recognizable on each block. 
 

 

USES 

The trail will be suitable for strolling and quiet sitting areas 

as well as larger events. This linear arboretum should include 

pedestrian and bicycling activity for everyday use as well as 

recreational uses on weekends and other leisure-time events. 

The trail should connect to private and public places such 

as existing and additional proposed trails (as seen here), 

gardens, entries, small plazas and other features. There 

would be parallel street parking along W. St. Joseph Street. 
 

 

KEY FEATURES 

Educational signage describing the types of plant materials, 

the environmental, and cultural history of the street and 

surrounding areas. New plant families would fit local 

circumstances (such as tree alleys in narrow areas parallel 

to the St. Joseph Street with larger clusters in areas nearer 

to the East River).  The trail could also include bioswales 

and other special elements for stormwater management. 

 

 

IMPLEMENTATION 

Key issues for implementation in this area include: 

Agreements for easements and protection of high- 

value environmental features and access. 

Additional engineering analysis of concepts, costs, 

and options 
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Figure 74.   The images above show how the arboretum trail should take on a different character depending on the adjacent land uses it comes across (park, residential, commercial). 
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 STREETSCAPE DESIGN GUIDELINES  
 
 

Streetscape design is a critical tool for improving the overall 

aesthetic of Riverside Drive and Webster Avenue. The 

following streetscape considerations look to improve the 

physical character of streets within the village, as well as 

contribute to the growth in economic and social activity. 

 

RIVERSIDE DRIVE 

The stretch of Riverside Drive from STH 172 to Marine 

Street includes a variety of different land uses. While 

the road reconstruction planned for the entire corridor 

is fairly uniform (2 lanes of traffic in each direction), the 

streetscape has the potential to fluctuate and embrace 

the existing and future natural and built environment, thus 

creating a more engaging, appealing experience.  As 

was discussed in chapter 2, Riverside Drive has developed 

over the years as a “scenic parkway” - part of a tradition 

in many waterfront communities where circulation along 

the water’s edge has embodied a cherished view which, 

in this case is the Fox River. The visual experience of 

the parkway can be conceptualized as three subareas 

that reflect the character of the adjacent uses: 

1. Neighborhood Residential Parkway 
 

2. Neighborhood Mixed-Use Parkway 
 

3. Scenic Environment Parkway 

 
Streetscape elements such as decorative lighting, banners, 

planters, trees, seating, kiosks and other amenities 

should be focused within the ‘Neighborhood Mixed-Use’ 

subarea along Riverside Drive. These are the areas 

along Riverside Drive that have existing commercial 

activity and proposed (re)development opportunities 

and are likely to have higher pedestrian activity (see 

map showing dark maroon color).  Intersections within 

the ‘Neighborhood Mixed-Use’ subarea should include 

the highest concentration of streetscape amenities. 

 
The ‘Scenic Environment’ portion of Riverside Drive runs 

adjacent to Saint Francis Park and includes the most 

visible views of the Fox River. Streetscape elements 

need not be the focus for this portion of the roadway. 

Rather, grouping of trees and seating elements around 

views of the natural landscape should be embraced. 

 
Similar to the scenic environment subarea, the 

‘Neighborhood Residential’ zone should focus less on 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 

 
Figure 75.   Streetscape considerations diagram 

 
streetscape elements (i.e. banners, benches, etc.) and 

give stronger focus on quality lighting, street trees, 

and pedestrian-friendly walking paths/sidewalks. 

Additional streetscape considerations south of STH 

172 along Riverside Drive should respond to existing 

and future natural and physical environments, 

similar to the recommendations listed above. 

 
CSS Recommendations 

As part of the WisDOT project for Riverside Drive, landscape 

guidelines were created by WisDOT using a Community 

Sensitive Solutions approach. The WisDOT report includes a 

schematic placement of the following streetscape elements: 

Colored Concrete vs. Grass Terrace 

Sidewalks 

Crosswalks 

Trees (Deciduous and Ornamental) 

Medians 

Light Poles 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

While the majority of these streetscape elements fall in 

line with the desired subarea characters listed previously, 

the WisDOT placement and/or inclusion of crosswalks 

provides minimal improvements for East|West connections 

that have been identified as part of the larger planning 

vision for the Village. As discussed earlier in chapter 2, 

the project area contains only three major East|West 

streets (Allouez, St. Joseph, Derby).  Physical and 

visual pedestrian extensions from these streets must be 

created in order to connect effectively the community 

to the Fox River. At a minimum, crosswalks at Riverside 

Drive should be included at these three corridors. 

 

WEBSTER AVENUE 

Webster Avenue runs through the heart of the 

Village and should be viewed as the Village ‘Main 

Street’. Webster Avenue should be designed with two 

subareas that reflect the character of the uses: 

1. Residential Main Street 
 

2. Mixed-Use Main Street 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Streetscape elements play an important part in achieving 

a ‘Main Street’ character.  The buildings and storefronts 

should form a visual edge along the street in both residential 

and mixed-use areas.  Mixed-Use Main Street portions 

of Webster Avenue should include a high concentration of 

streetscape elements including attractive paving materials, 

benches, sidewalk cafes, pedestrian-scaled lighting, 

colorful awnings and canopies, information kiosks, small 

plazas, and intriguing signage graphics. Residential Main 

Street portions of Webster Avenue should scale back the 

above streetscape elements and focus primarily on quality 

lighting, front yard gardens, and pleasing bicycle and 

walking conditions. Residential Main Street streetscape 

should incorporate grass terraces and medians vs. paved 

terraces. All portions of Webster Avenue should look to 

increase the width of the pedestrian zone (Figure 76). 

 

ST. JOSEPH STREET 

One of the three, major east-west connections within the 

Village, St. Joseph Street should embrace street design 

elements that support physical and visual connections 

between the Fox River and the East River.  The proposed 
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concept for an “Arboretum Trail” might become a high 

value destination point for residents and visitors. It will be 

a multi-content landscape path connecting the Fox River to 

the East River. The trail will include a continuous series of 

different landscape components along the north edge of 

St. Joseph Street. Along the way there would be different 

collections of plant families and features reflective of the 

regional ecology, preferably native species. Aesthetically 

the trail will include both a park-like feel on the edge of the 

street using both formal and picturesque landscaping styles. 

 

ALLOUEZ AVENUE & DERBY LANE 

Similar to St. Joseph Street, Allouez Avenue and 

Derby Lane should be designed to accommodate 

both pedestrian and vehicular traffic between 

Webster Avenue and Riverside Drive. 

 
PEDESTRIAN ZONES 

Pedestrian zones include the physical space from the 

street curb to the right-of-way line (Figure 76). This zone 

varies in width depending on the street. Typically, the 

pedestrian zone will include a sidewalk, terrace space, 

trees, street furnishings, lighting, and utilities.  A safe 

and inviting pedestrian zone is an integral component to 

creating better connections throughout the village. The 

following is a list of pedestrian zone recommendations 

for the different streets within the project area: 

 
Riverside Drive 

 

Provide sidewalks on both sides of the street 

wherever possible. 

Provide a planted terrace space (with street trees) 

wherever possible to serve as a buffer space 

between vehicular traffic and the sidewalk. 

 
Webster Avenue 

 

Increase the width of the pedestrian zone along 

the entire length of Webster Avenue. This may 

require the increase of existing right-of-way width 

if feasible.  A wider pedestrian zone would allow 

for the inclusion of a grass terrace space (with street 

trees) to serve as a buffer space between vehicular 

traffic and pedestrians on the sidewalk. Paved 

terraces should be considered at major intersections 

where commercial uses are prominent (see example 

images to the right). 

 
St. Joseph Street 

 

St. Joseph Street is one of three major East|West 

connecting streets within the project area. Providing 

pedestrian accommodations (sidewalks) along the 

entire length of the street is strongly encouraged. 

An Arboretum Trail is proposed as a concept to 

create a strong, landscaped path that would connect 

the Fox River to the East River (see page 50). 
 

Allouez Avenue & Derby Lane 
 

Allouez Avenue and Derby Lane are two of the 

three major East|West connecting streets within the 

project area. No sidewalks exist on Derby Lane 

making it unsafe and unwelcoming to pedestrian and 

bicycle traffic. Providing pedestrian accommodations 

(sidewalks) on at least one side of the street between 

Webster Avenue and Riverside Drive is strongly 

encouraged. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 

 
Figure 76.   Pedestrian zone diagram. Source: WisDOT. 

 
 
 
 
 

 

 

Figure 77. Paved terrace spaces should be considered along 

Webster Avenue at major intersections. This space 

should be filled with streetscape amenities such as 

benches, litter receptacles, bike racks, planters, etc. 
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6:  STREETSCAPE DESIGN GUIDELINES 
 

 

 

COMMUNITY IDENTIFIERS & WAYFINDING 

Community Identifiers are sculptural elements within a 

streetscape that seek to bring a unique identity to an 

area or corridor. Community identifiers can come in a 

variety of scales from large, gateway markers to smaller 

elements such as pole banners.  In an effort to mark the 

key entrances into the village of Allouez, gateway markers 

are recommended at the locations identified in Figure 78. 

Gateway markers may also serve as gathering places for 

pedestrians. An example of this could be at the southwest 

corner of Riverside Drive and Marine Street. A small, 

triangular shaped space exists that could house a gateway 

marker, seating elements, and signage for the businesses 

located along the waterfront (see Figure 79 for examples). 

 
Wayfinding refers to signage elements that serve the 

purpose of directing vehicles and pedestrian traffic towards 

different destinations. In an effort to pull the high frequency 

of users off the Fox River State Trail, wayfinding signage 

directing users east towards Riverside Drive and Webster 

Avenue destinations is recommended (see Figure 75 for 

potential locations for pedestrian wayfinding signage). 

 

MEDIANS 

Medians not only serve the function of separating different 

lanes of traffic within the roadway, they also have 

the opportunity for plantings and other beautification 

elements such as decorative paving, signage, banners, 

and lighting (See Figure 79 for examples). The following 

is a list of recommendations for the existing and future 

medians along Riverside Drive and Webster Avenue: 

 

Riverside Drive 
 

Look to provide medians at mid-block pedestrian 

crossings to serve as refuge islands as pedestrians 

cross the street. 

Where feasible, medians should incorporate 

decorative paving and/or plantings. 
 

Webster Avenue 
 

Existing, planted medians already create a strong, 

visual character to the Webster Avenue corridor. 

Future streetscape work should look to maintain and/ 

or enhance the existing medians. 

 
 
 
 
 
 
 

Figure 78.   Examples of gateway markers and wayfinding signage. 
 

 

    

Figure 79.   Examples of median design treatments. 
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6:  STREETSCAPE DESIGN GUIDELINES 
 

 

 

INTERSECTION ENHANCEMENTS 

Major intersections along both Riverside Drive and Webster 

Avenue should incorporate enhanced streetscape treatments 

as compared to other portions of the project area. These 

major intersections have high visibility and should portray 

a memorable aesthetic that strengthens the vision of the 

Village. Major intersections include the intersections of 

Allouez Avenue, St. Joseph Street and Derby Lane with 

Riverside Drive and Webster Avenue (see Figure 80). 

Enhanced intersection treatments could include the following: 

Colored concrete intersection pavement 

Painted or paved crosswalk 

Street furnishings (i.e. benches, litter receptacles, bike 

racks, information kiosks) 

Community identifiers and branding elements 

 

STREET LIGHTING 

Street lighting should not only serve the function of 

increased visibility for vehicular movement, but also aim 

to increase visibility of pedestrians and bicyclists, thereby 

increasing their comfort and safety. Pedestrian scale 

lighting (typically 15’-18’ maximum height) should be 

focused in areas of high pedestrian activity (along the 

entire length of the Arboretum Trail adjacent to St. Joseph 

Street, 1-block radius of Webster and St. Joseph). 

 
UTILITIES 

Power lines have a dominant presence in the streetscapes 

of Riverside Drive and Webster Avenue. Given the 

roadway improvements by WisDOT on Riverside 

Drive and by Brown County on Webster Avenue, the 

burying of these lines should be considered. 

 

 
Figure 80.   Major intersection design treatment. 

 
 

 
Figure 81.   Standard intersection design treatment. 

BUILDING SIGNAGE & LIGHTING 

Appropriate and attractively designed site signage is an 

essential component of the overall aesthetic appeal of any 

commercial or mixed-use area. Good signage based on 

design and graphic quality should be encouraged throughout 

the project area. Business signage could be: flat wall-mounted 

individual letters; traditional projecting signs; monument 

signs; or window, canopy or awning style signs. Pole signs 

should be discouraged or prohibited. Primary determinates 

of signage should not be based less on size, and more on 

graphic design quality, composition, compatibility with the 

overall facade design, and compatibility with other aspects 

of the visual setting. These guidelines should be considered: 

Ground mounted or monument type can be used to 

identify a single user or a group of tenants in the 

development. 

Site signage shall be primarily constructed of high 

quality, attractive, and durable building materials 

such as stone, brick, concrete, decorative metal, and 

hardwood. The creative use of materials, lettering, 

and interesting use of graphics is allowed and 

encouraged if the signs work well and complement 

the overall building and street design. 

Signs shall be integrated with the design of the 

buildings and/or landscape features. They may 

reflect certain design characteristics of the buildings, 

use similar materials, or serve as an attractive object 

in the landscape. 

Signs should reflect and enhance the nature and 

appeal of the retail and commercial experience and 

not be just a list of tenants. 

Signs should be designed with the purpose of 

promoting retail and street activity while enhancing 

the pedestrian experience. 

The sign face can be illuminated and artistic neon 

signs are allowed. 

Lighting fixtures should conceal the light source and 

provide diffused or soft reflected light. 

All lighting fixtures should be selected to avoid 

negative impacts on neighboring properties. 

 
Appropriate illumination of a building and adjacent 

spaces can emphasize building elements and spaces, 

while creating a sense of security and intimacy. The 

use of several types of lighting are encouraged 

to maintain activity spaces during the night. 

 
Storefronts should be illuminated allowing light to 

softly illuminate adjacent walkways and spaces. 

Wall mounted and ground light fixtures should be used 

to highlight architectural elements and enliven facades. 

These can also illuminate community areas adjacent to 

the building. All lighting, including external lighting of 

signage should be a consistent color per development. 
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 IMPLEMENTATION  
 

ACTIONS, PARTNERS & TIME FRAME 

The actions included in this section of the Corridor Study 

are both process-based and land-focused actions. The 

actions involve changing the regulatory environment, the 

relationship and communication network, and the incentive 

structures that exists today in the Village of Allouez. 

 
Each recommended action in this section is accompanied 

by three sets of parties: Village residents/owners, Village 

staff, and developers/owners/investors.  Each party has 

a recommended set of “tasks” or opportunities they can 

undertake to influence a particular action. The Allouez 

community can only have a robust set of changes take 

place if various community participants are able to 

collaborate and in some form participate in these actions. 

 
This Corridor Study is set for approval in 2015. The 

recommended actions included in this section are intended 

for implementation over a 10 year period. Most of the 

recommended actions are short term; that is, most actions 

can be initiated this year by one of the 3 parties. 

 

PUBLIC INPUT & PARTNERSHIPS 

The development of this Corridor Study was founded on 

broad community input.  The interview panel who selected 

the Project Team in 2014 represented Board members, 

School District leaders, Village staff, realtors, property 

owners, and residents. At the public meetings referenced in 

the section on Stakeholder Engagement, community members 

brought vintage paintings of Allouez and the Fox River to 

the Project Team – and to the public – so that everyone 

could learn about what the landscape looked like in years 

past and what they desire for the future as new and long- 

term stakeholders. Realtors and brokers took notes on the 

discourse at each project meeting and shared those notes 

with their clients. Property owners shared their concerns, 

offered their solutions, and suggested local partners who 

could help. This Corridor Study is truly the result of countless 

community dialogues, and as such, the recommended actions 

offer idea for how different parties can play a role in 

the implementation towards Allouez’s vision and goals. 

 
 
 
 
 
 
 
 
 

 
Figure 82.   Stakeholder discussion at the Public Open House on February 19, 2015. 
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7:  IMPLEMENTATION 
 

 

 

1:  INCORPORATE THE CORRIDOR STUDY AS AN 

1
AMENDMENT TO THE COMPREHENSIVE PLAN 

COMPREHENSIVE PLAN EXCERPT ON MAKING AMENDMENTS 
Excerpt from pages 143-4 of the Comprehensive Plan on the amendment process. 

In order to give the Corridor Study a clear role in future 

development decisions, it should be incorporated as 

an amendment to the Comprehensive Plan. Requests 

for changes in current zoning (including conditional 

uses, planned developments, text/map changes) as 

well as land divisions must be reviewed for consistency 

with the Comprehensive Plan.  By incorporating the 

Corridor Study into the Comprehensive Plan, consistency 

does not imply precise conformity to the maps and 

site plans shown in the Corridor Study. Rather, the Plan 

Commission and Village Board would determine whether 

the proposed changes were materially and substantively 

consistent with the principles and intent of the Corridor 

Study. In some cases this might include specific dimensional 

and geometric features while in other cases “consistency” 

may be related more to the types of uses, the character  

of the public places, the location of infrastructure and, 

most importantly the overall community costs and benefits 

in relationship to surrounding parcels and districts. 

“ACTION STEPS: 

1. The public should be notified and provided an 

opportunity to comment on proposed amendments to 

the comprehensive plan. The Village should consider 

neighborhood opinion in evaluating how a proposed 

amendment would meet the amendment criteria. Options 

for soliciting public opinion could include direct mail 

survey forms, neighborhood meetings, and open house 

meetings. 

2. Criteria should be adhered to when considering 

amendments to the comprehensive plan. Amendments 

shall be approved only if they are determined to be 

in the public interest, and this determination should be 

based on a review of all applicable issues from the 

 
 

• Provide development that is compatible and 

integrated with surrounding uses in terms of 

scale, orientation, pedestrian enhancements, and 

landscaping. 

• Maximize pedestrian 

and bicycle access 

throughout the Village. 

• Conserve and/or 

enhance significant 

natural and historical 

features. 

  YOUR ROLE  following list: 

a. How the proposal is more consistent with 

applicable policies of the comprehensive plan than 

the existing provision. 

b. How the proposal is more consistent with each of 

• Preserve and/or 
enhance the Village’s 

parks. 

• Provide adequate 

transportation, water, 

sewer, and other public services. 

You can: 

Read the Corridor Study, and the 

Comprehensive Plan, before the 

public meeting held to amend the 

Comprehensive Plan. 

Bring forward to Village Staff 

other suggested amendments to 

the Comprehensive Plan before the 

aforementioned public meeting. 

Attend the public meeting and 

comment on the Study components 

that are most impactful to you. 

You can: 

Assemble suggested Plan 

amendments (and Study comments) 

from residents and elected officials. 

Prepare a staff report for the 

Board regarding the highlights of 

the Corridor Study. 

Publish information on the website 

about the Comprehensive Plan and 

the Corridor Study. 

You can: 

Review the development scenarios 

in the Study, and determine how 

(if at all) they impact you or how 

you could be involved in their 

implementation. 

Build and/or rekindle your 

relationships in the market by 

meeting to discuss development 

opportunities in Allouez. 

Inform Village staff as to how which 

parts of the Study you could move 

forward, and what limitations there 

may be. 

the following objectives than the existing provision. 

Consistency is not required where the objective 

is clearly not applicable to the type of proposal 

involved. 

• Encourage the development of distinct 

neighborhoods served by commercial nodes and 

discourage strip commercial development. 

• Provide uses that are functionally integrated with 

surrounding areas and neighborhoods in terms  

of local shopping, employment, recreational, or 

other opportunities. 

• Provide significant economic development 

opportunities and broadening of the Village’s 

economy. 

• Provide for the formation and enhancement of 

neighborhoods. 
 

c. How substantial changes in circumstances have 

occurred since the original provision was approved in 

the plan. ” 

 
 
 

...a goal for 

2015 
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2 
7:  IMPLEMENTATION 

 
 

 

2:  CHANGE THE CURRENT ZONING & LAND DIVISION ORDINANCES 
 

 
In addition to adopting the Corridor Study as an 

amendment to the Comprehensive Plan, the Village should 

consider making specific changes to the zoning and land 

division codes.  Such changes might include the following: 

1. Revise the code to eliminate “pyramidal zoning” in 

which one type of district automatically allows for 

uses in districts that are lower in the “pyramid” (for 

example, industrial zoning allows commercial uses, 

commercial zoning allows medium density, medium 

density allows low density). Pyramidal zoning is no 

longer used by most communities and is not consider 

by planners as a good practice – particularly in more 

complex communities. In the case of Allouez, very 

little developable property, with growing demand for 

particular uses and development patterns, and high 

value land. Instead, each district should only allow for 

its own type of use and alternatives should be highly 

restricted and occur only when a mixture of uses is 

desirable and, in such cases, only as a conditional use. 

 

 
2. Create a distinct environmental conservancy zoning 

district as a separate unique district. Permitted uses 

would include environmental/natural habitats and some 

recreational features. The new district could include 

language regarding the standards for such areas. 

Thereafter, the Village could seek resources that would 

encourage property owners to take on this zoning 

designation, where appropriate. 

3. Create a distinct institutional zoning district for campuses 

and larger uses (religious, educational, governmental, 

health care) that can be thereafter applied to 

properties falling within this genre.  Some of these 

uses are currently zoned “commercial.” While this 

designation has apparently remained in force for many 

years, it is not appropriate for current and expected 

market conditions on many of these properties.  Some 

of the land controlled by these institutions should 

remain zoned commercial, while other areas would be 

more appropriately designated as an Institutional or 

Conservancy use (as outlined in #1). 

 

 
4. Revise the existing Planned Development District (PDD) 

designation to focus the application of a PDD where the 

total acreage exceeds one lot (or a minimum threshold) 

and is amenable to meeting the purpose and intent of a 

PDD. As it stands, the PDD could be applied on a small, 

individual parcel, leaving behind the original sentiment 

of a PDD.  At the same time, the Village should make 

an exception for the configuration of PDDs within the 

targeted Corridor areas for projects that demonstrate 

substantive, material consistency with the Corridor Study as 

embedded in the Comprehensive Plan. 

5. In coordination with the creation of new PDD regulations, 

consider the use of an Overlay District as a way to allow 

for mixed-use developments in a flexible manner, while 

still maintaining strong guidance over the desired form 

and density for such projects. A separate overlay district 

could be developed for the entire Corridor Study area, 

for example, which could empower all property owners 

to adopt plans consistent with the overlay. This is an 

important notion, since the restrictions in the zoning code 

currently inhibit or prohibit higher-value uses. 

 

 
6. Review and incorporate, where appropriate, principles 

of a form-based code into a new overlay district for the 

Corridor Study area. With a strong vision for future re/ 

development in place, form-based code principles serve 

as instruments that can further define desired building 

types along street edges, build-to lines, number of 

floors, streetscape, parking, and visual features. Having 

these principles in place could create a stronger guide 

for desired development through standards for design, 

landscaping, signage, and environmental considerations. 

Form-based code language could be used in place of 

conventional zoning, which often times cannot invoke a 

stronger visual appeal. Webster Avenue in particular 

would be a strong candidate for a form-based code 

overlay district that would support a “main street” feel. 

 
These options represent different ways of achieving 

similar goals through zoning code changes. All 

parties can work together, through the tasks 

recommended here, to bring changes to both the 

zoning code and land division process in Allouez. 

 

  YOUR ROLE  
 

 

   
 

You can: 

Read the Village Zoning Code 

(map + ordinance) and learn 

what can and cannot currently be 

accomplished in zoning districts that 

pertain to and interest you. 

Participate in a Zoning Code Task 

Force to review Village code and 

recommend modifications. 

Learn about form-based code 

principles, and tell the Village which 

principles, styles, etc. you like best 

for Allouez. 

You can: 

Setup a Zoning Code Task Force, 

comprised of staff, advisors, and 

property owners (in concert with the 

Village attorney), who can make 

reasonable recommendations as to 

the language of a new conservancy 

zone, institutional zone, and/or 

overlay district. 

Prepare presentations and staff 

reports for related public meetings. 

You can: 

Learn about the Zoning code and 

how it impacts your development 

and investment decisions. 

Make a visit to the Zoning Code Task 

Force to suggest desired changes to 

Task Force members. 

 
 
 
 
 
 
 
 

 
 
 

Figure 83. Example of potential Institutional 

and Conservation zoning. 

 
 
 
 
 
 
 

...a goal for 

2016 
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7:  IMPLEMENTATION 
 

 

 

3:  CONTINUE SITE INVESTIGATIONS & ANALYSES 3 
As individual projects are initiated, all of the sites will 

require (to varying degrees) more detailed investigation, 

referred to in real estate transactions as “due diligence.” 

This would involve, for example, investigation of: 

1. Site conditions and soil conditions, especially along the 

Fox River parcels including Wisconsin Department of 

Natural Resources (DNR) regulations, easements, and 

permits. 

2. Options and regulations for stormwater district 

management, including mandated regulations for each 

site. 

3. Specific constraints for the Fox River State Trail in terms 

of current regulations, easements and potential mitigation 

or modification of those circumstances on specific sites. 

4. More detailed analyses of parking ratios, options for 

shared parking, reductions in parking requirements, and 

parking management. 

5. The degree to which current zoning regulations will allow 

for the site design concepts as shown in the development 

scenarios in this Study.  In many cases the proposed 

site plans would require changes in zoning that should 

be considered only when the site owners substantially 

incorporate the key features that serve broader 

community interests. 

6. Unique structural conditions need to be analyzed. This 

might include, for example: 

Topographical changes along the bluff to determine 

the impact of steep grades, 

Structural and environmental feasibility of creating 

parking below grade, and/or 

Along the waterfront, structural requirements (such 

as pilings) for some buildings and/or other site 

development components. 
 

7. Other sets of issues concerning property ownership, 

easements, and maintenance, including: 

Possibilities for land leases, 

Public access, 

Cross easements, 

Maintenance agreements, 

Similar arrangements that facilitate both greater 

public use and private value, and 

  YOUR ROLE  Provisions for additional crosswalks along Riverside 

Drive where pedestrian access might be curtailed 

or discouraged by the absence of such crosswalks in 

alignment with the east-west flow of pedestrians to 

the waterfront. 

 

You can: 

Offer any pertinent site information 

to the Village, starting with the sites 

in the Study area development 

scenarios. Support the Village in 

building a knowledge database of 

properties in the community. 

Voice the opinions that helped to 

shape this Corridor Study in future 

meetings so that the intent of 

recommended actions are carried 

forward consistently. 

You can: 

Assemble digital folders of 

material for each property in 

Allouez. Gather and store any site 

investigation information as outlined 

in this recommended action. 

Secure time to meet with property 

owners and developers interested 

in modifying property in the Study 

area, and facilitate the gathering 

of information needed for Plan 

Commission and Board meetings. 

Advocate for the highest and best 

use on all sites. 

You can: 

Review the development scenarios in 

this Study, and talk with Village staff 

and property owners about what 

aspects of their input led to these 

scenarios. 

If interested in a specific property 

in Allouez, locate and secure the 

data and materials outlined in this 

recommended action. 

If interested in a specific property in 

Allouez, conduct due diligence and 

consider reviewing findings with the 

Village. 

 

 
 

 

 
 

...a goal for 

2017+ 
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7:  IMPLEMENTATION 
 

 

 

4:  FOCUS ON PUBLIC-PRIVATE PARTNERSHIPS: 
As th

4
e corridors evolve, changes should benefit both the 

should be considered particularly when land owners begin discussion.  Additional data need to be obtained Kids for Running – This program involves Allouez schools 
PRO-BUSINESS & PRO-COMMUNITY 

 

individual land owners, the occupants of the buildings, 

and the general public interest.  Increasing the tax base 

is not, by itself, usually a sufficient gain for the community 

since such increases are often linked to increases in 

public costs for maintenance, police and fire protection, 

utilities, and other public services.   For example, this 

study proposes increased access to the water’s edge. This 

increased access can be accomplished though easements 

on private land or new public rights-of-way for trails. In 

exchange, owners should be allowed to increase the value 

of their property in terms of more intense development, 

changes in regulations, or changes in the configuration 

of parcels or land to facilitate that development. 

 
The site development concepts shown in this study are 

starting points for discussion with land owners. These 

concepts are not final designs. In many cases, plans 

which add substantial value for property owners are 

only possible if the Village accepts changes to zoning 

and/or land divisions.  Such changes for land owners 

have incorporated features that serve the broader 

public interest.  Doing so would help owners whose 

proposals exceed current height limits, require conditional 

uses, changes to setbacks, propose moving of trails or 

easements, allow for new access points, and so forth. 

Separately, being pro-business and pro-community 

requires the entire community to adopt principles 

of open sourcing in many different ways. 

 

DEVELOP COST MODELS FOR 
PROPOSED IMPROVEMENTS 

The basis for establishing true public-private partnerships 

is sharing both risks and rewards. The diagrams in this 

section illustrate what happens when the risk/reward 

model leans too heavily either to the private sector or the 

public sector. To begin this discussion, the Project Team 

developed for the Village preliminary conceptual estimates 

for building size, rents, parking needs, assessed values, and 

Tax Incremental Financing (TIF) revenue. These estimates 

should be viewed as “order of magnitude” estimates to 

and/or estimated, especially for site development costs. 

 

BALANCE INCENTIVES TO REDUCE 
RISK & INCREASE REWARD 

Public-private partnerships often include incentives for 

owners. Typically this can be accomplished through the 

use of TIF, especially if it is set up as a “pay-as-you-go” 

TIF. Other programs might include façade grants/loans, 

landscape planning, and related services. It may also be 

advisable for the Village to consider use of TIF funds for 

partial contributions to preliminary engineering for some 

of the high-risk sites to spur re/development. The Village 

could subsidize some of these costs to soften impediments 

to re/development and inspire higher quality design. 

 

SECURE GRANTS AND NEW 
FUNDING SOURCES 

Public-private partnerships can also be impacted favorably 

through a variety of grants and funding, both from state 

agencies and private foundations. This may be appropriate, 

for example, for those aspects of the project which: (1) 

in an ongoing program. Most recently, 60 schools 

participated. Over 3,000 students from 3rd grade to 

high school ran the Bellin 10k through Kids for Running. 

Bellin Run – This annual 10k, hosted predominantly in 

Allouez, could further strengthen the image of the Village 

within the region while marketing local homeownership 

and business ownership opportunities. 

Bellin Run Corporate Challenge – The Village of Allouez, 

together with Bellin Health, could provide additional 

outreach to businesses in Allouez to participate in the 

challenge. As it stands, over 250 companies and 7,000 

employees participate. 

Couch to 10k Training Program – This program offers 

free classes for 10k training. Current partners could 

increase community involvement by marketing these 

opportunities. Already, over 300 people attend the class 

each week. 

  YOUR ROLE  Increase sustainability and water quality, (2) Provide 

greater access to, appreciation of, and conservation of 

key environmental features, (3) Expand trails and public 

places, especially along the riverfront, (4) Increase passive 

and active recreational opportunities, and (5) Remediate 

brownfield(s). Another example is the opportunity for the 

Village to strengthen its relationship with the Greater 

You can: 

Support Village staff in developing 

cost models for development 

scenarios. 

Participate in local groups 

supporting parks, trails, 

neighborhoods, and wellness, and 

connect these organizations to 

the Allouez Business & Community 

Wellness Program. 

Share this Study with neighbors, 

friends, co-workers, local 

organizations, and converse on what 

the future holds for Allouez. 

You can: 

Market the development scenarios 

and the desired retail mix strongly 

to brokers, developers, investors and 

key property owners. 

Create targeted incentive packages 

to attract the development and 

business investments you desire in 

the community. Couple this effort 

with securing new grant sources. 

Proactively reach out to small-scale 

local regional businesses that may 

be interested in scaling up and 

opening a location in Allouez. 

You can: 

Review the current opportunities to 

develop and invest in Allouez. 

Use your influence to impact 

Allouez by getting your network 

more involved, and convincing your 

favorite business in the region to 

consider a second or even a third 

location in Allouez. 

Recommend to Village staff the 

kinds of funding resources you feel 

are most beneficial to your work, 

and help staff create/secure those 

resources. 

Green Bay Chamber to connect existing and future 

Allouez businesses to the Advance Microloan Program 

and the Business & Manufacturing Center Incubator. 

 

ESTABLISH AN ALLOUEZ BUSINESS & 
COMMUNITY WELLNESS PROGRAM 

One public-private partnership that has long been low- 

lying fruit for the Allouez community lies in a partnership 

between the Village of Allouez and Bellin Health, and 

others, to build on wellness programs and amenities. This 

partnership could include Allouez schools, additional 

business representation and organizations, to develop 

initiatives promoting health that is tailored to community 

character. Allouez has incredible natural assets for 

wellness and recreation, and should continue building 

on this.  Existing programs to build on include: 

 
 
 

 

 

...a goal for 

2015+ 
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 Pro Forma analysis for private 
sector return-on-investment (ROI) 

 Cost revenue analysis for 
public value 

 Build infrastructure incrementally 
 Balance the TIF, use pay-as-you-go 
 Fit markets with moderate 

flexibility 
 Use an effective management 

system 
 Share operational costs fairly 

 

 
PUBLIC PRIVATE 
SECTOR SECTOR 

low risk & higher risk 
high value  & lower 

value 

PUBLIC 
SECTOR 

higher risk 
& lower 
value 

PRIVATE 
SECTOR 

low risk & 
high value 

BOTH 

PRIVATE & PUBLIC SECTOR 
low risk & high value 

TIF – investor guarantees 
increment, targeted uses 

 Highest property tax 
projects 

Minimize flexibility to fit 
public goals closely 

 Developer pays for 
infrastructure 

No ongoing management 
 Cut public operational costs 

TIF – no increment 
guarantee, flexible use 

 Highest revenue projects: 
sales, lease, or rent 

Maximize flexibility to fit 
changing market 

Municipality pays for 
infrastructure 

Limit management to real 
estate functions 

 Cut private operational 
costs 

COMMUNITY STAKEHOLDER VILLAGE STAFF DEVELOPER|INVESTOR 



 

 

5 
7:  IMPLEMENTATION 

 
 

 

5: DEVELOP A COMMUNICATION SYSTEM FOR VILLAGE STAFF, INVESTORS, 
LAND OWNERS, BUSINESS OWNERS, BROKERS, & DEVELOPERS 

The Village of Allouez, naturally through its central Conducting tours for of for-sale residential properties to 

role, is positioned to be a convener of all parties 

interested in making a better Allouez.  To do this, 

stronger communication systems – both in person and 

online – must be developed so that Allouez’s relationship 

network is put to work for the sake of enhancement. 

 
These efforts could include: 

Developing and releasing a marketing campaign to 

attract desired development and investment 

Making real-time website updates for available 

property and Village decisions 

Including available property, and associated visions, in 

e-newsletters 

Hosting briefings on re/development | rehabilitation | 

re/Investment options in Allouez 

Hosting breakfasts that educate stakeholders on TID#1 

and related resources 

prospective home buyers 

Offering trainings to brokers and realtors about Allouez 

and its offerings to residents/business owners 

Holding open office hours at the Village for developers 

and investors 

Promoting village land in social media 

 

To the aforementioned first and second items, the Village of 

Allouez should host a section on its website that is tailored 

toward communication for and between Village staff, elected 

officials, land owners, business owners, investors, brokers, 

developers, and other community leaders. Currently, the 

Business tab of the website (Figure 84) needs a line item that 

says, roughly, “For Brokers, Developers, and Investors.” The 

focal point of this conversation piece should be primarily 

on available property in the village, and secondly, on 

resources (both financial and administrative) for re/ 

development or investment throughout the community. 

 

  YOUR ROLE  
 

Figure 84.   The Allouez website Business tab offerings as accessed and displayed on June 30, 2015. 
 
 

 

You can: 

Regularly review the website to see 

what is new, and offer suggestions to 

Village staff. 

Subscribe to Village e-news updates. 

Offer space for hosted breakfasts or 

gatherings that focus on home buyer 

tours or briefings about development 

opportunities. 

Provide to the Village materials 

promoting your business or 

organization. 

You can: 

Develop the new page under the 

Business tab that caters to brokers, 

developers, and investors in a 

holistic fashion. 

Update the website on a regular 

basis to maintain community interest. 

Select other social media sites to use 

as tools to inform a broad cross- 

section of the general public in a) 

the Green Bay region, and b) across 

the Midwest. 

You can: 

Work with Village staff to outline 

what information would be most 

useful on a new webpage. 

Participate in hosted briefings. 

Check out new investment 

opportunities on a regular basis 

through the Village website, e-news 

updates. 

Contact Village staff when new 

opportunities are particularly 

relevant to your interests. 

 
 
 
 
 
 
 

...a goal for 

2016+ 
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6: UTILIZE DEVELOPMENT SCENARIO COST CONSIDERATIONS AS 
A GUIDE IN DEPLOYING FINANCIAL RESOURCES TO INVESTORS 

Ultimate implementation of private sector projects requires in this Study – specifically, the Riverside Drive and Allouez 

 
 
 

apartments are assumed to maintain 90% occupancy. Annual 

 
 
 

Scheduling, 
a positive “return on investment” (ROI). Typically this 

analysis, in real estate and related businesses, is described 

as a “pro forma” that analyzes the costs and benefits 

from the specific viewpoint of the investor.  While this 

form of analysis is not the responsibility of the Village, it 

is, in fact, an issue that the Village must recognize when 

considering the risks and rewards borne by the private 

sector. When local governments are not familiar with this 

mode of analysis, they may misinterpret the proposals 

and outcomes put forward by developers. Ongoing 

concern for investment scenarios can provide a basis 

for demonstrating a “business friendly” attitude and a 

willingness to engage in subsidies, trade-offs and other 

aspects of “making deals” that will garner more positive 

consideration from the property development community. 

 

CONCEPTUAL INVESTMENT ANALYSIS 

The accompanying table provides a conceptual analysis 

of the potential ‘return-on-investment’ (ROI) for a 

hypothetical investment in the types of projects depicted 

Avenue development scenario (Figure 85).  The model 

assumes a total of 4 buildings to be constructed with a mix of 

office, institutional, and retail activities on the first floor with 

residential development above. Given the attractive location 

along the Fox River, the site is assumed to appeal to higher- 

end development. While the overall development could 

require phasing, the financial model assumes full build-out. 

 
Assumptions for the model include a lease-up period of 12 

months for residential, and 24 months for retail, office, and 

institutional. The net square footage assumes 75% of the 

gross building area can be leased. The total investment 

cost including developer fees is assumed to be $100/ 

sq.ft. for retail space with limited build-out, $125/sq.ft. 

for office and institutional development, and $150/sq.ft. 

for residential development. Gross rent including limited 

services is assumed to be $20/sq.ft. for office, institutional, 

and retail space while residential apartments are assumed 

to command $18/sq.ft.  Full occupancy is assumed to be 

85% for office, institutional, and retail space while residential 

operating costs are assumed to be 30% of gross revenue. 

 
This scenario demonstrates that the development can provide 

a modest return for the overall development. Return on 

investment varies from building to building and by type 

of development. Demand for office space, institutional 

space, retail space, and residential apartments does not 

necessarily correlate directly. Overall, this model provides 

a snapshot, and demonstrates how and in what way the 

potential development warrants further evaluation. 

 
A full, detailed pro forma for these investments would 

include: 

1. Variations in expected construction costs due to: 

Construction quality, 

Size of building, 

Building features and amenities, 

Contractor negotiations, etc. 

2. Other factors impacting an entity’s evaluation, such as: 

Corporate tax rate, 

Type of financing, 

Construction financing, etc. 

3. Other market variations such as: 

Tenant mix, 

Type of residential market, 

Lease rate, 

Absorption rate variations, etc. 

 

Developers and investors can help procure these 

details in order to develop a final pro forma. 

 

  YOUR ROLE  
 

 

   

You can: 

Learn and review typical business 

practices in the development 

community in order to make 

reasonable judgements regarding 

general financial details. 

Judge each “deal” on its own merits 

rather than assuming that all re/ 

development concepts are either 

good or bad. 

Ask questions to understand the 

underlying business issues in each 

re/development proposal. 

You can: 

Provide detailed judgements 

regarding the pros and cons of 

investment proposals as they 

are reviewed – avoid simple, 

generalized conclusions. 

Focus on the long-term costs and 

benefits often excluded from a 

business pro forma. 

Offer detailed suggestions to 

improve the investment outcome, and 

be sure they are linked to long-term, 

positive outcomes. 

You can: 

Make it clear how you benefit or not 

from an investment – especially in 

terms of both risks and rewards. 

Emphasize substantive, credible 

long-term benefits – not superficial 

amenities. 

Show a willingness to balance risks 

and rewards in a way that benefits 

the community rather than an “all or 

nothing” approach. 

Where possible, show comparable 

projects in the area that the 

community knows and likes. 

 
 
 
 
 
 
 
 
 
 
 
 

 
Figure 85. Riverside Drive and Allouez Avenue 

Development Scenario, used to create the 

following conceptual cost model. 

 
 
 
 
 
 
 
 
...a goal for 

2015+ 
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BUILDING 1 

Office 

Residential 

Retail 

Total 

         

17,550 $2,925,000 24 mo. 20.00 85% $298,350 $89,505 $208,845 7.14% 

52,650 $10,530,000 12 mo. 18.00 90% $852,930 $255,879 $597,051 5.67% 

         

70,200 $13,455,000    $1,151,280 $345,384 $805,896 5.99% 
 

BUILDING 2 

Office 

Residential 

Retail 

Total 

         

         

22,950 $4,590,000 12 mo. 18.00 90% $371,790 $111,537 $260,253 5.67% 

7,650 $1,020,000 24 mo. 20.00 85% $130,050 $39,015 $91,035 8.93% 

30,600 $5,610,000    $501,840 $150,552 $351,288 6.26% 
 

BUILDING 3 

Office 

Residential 

Retail 

Total 

         

         

22,950 $4,590,000 12 mo. 18.00 90% $371,790 $111,537 $260,253 5.67% 

7,650 $1,020,000 24 mo. 20.00 85% $130,050 $39,015 $91,035 8.93% 

30,600 $5,610,000    $501,840 $150,552 $351,288 6.26% 
 

BUILDING 4 

Office 

Residential 

Retail 

Total 

         

37,800 $6,300,000 24 mo. 20.00 85% $642,600 $192,780 $449,820 7.14% 

52,650 $10,530,000 12 mo. 18.00 90% $852,930 $255,879 $597,051 5.67% 

12,600 $1,680,000 24 mo. 20.00 85% $214,200 $64,260 $149,940 8.93% 

103,050 $18,510,000    $1,709,730 $512,919 $1,196,811 6.47% 

*   Net leasable square footage assumed to be 75% of gross square footage. 

^  Total Investment assumed to be $125/sqft Institutional/office, $150/sqft Residential, $100/sqft Retail, based on recent local data. 

** Annual operating costs assumed to be 30% of annual revenue. 

*** These conceptual numbers are for discussion purposes only, and do not represent a professional financial opinion on behalf of GRAEF. 
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7:  IMPLEMENTATION 

7/8/9/10:  DEVELOP LONG-TERM PLANS, PHASING, & IMPROVE DE

7
VELOP LONG TE

/
RM PLANS

8
& PHASING /9/10 

UTILITIES, STORMWATER MANAGEMENT, & PUBLIC ROADS 

UTILITIES STORMWATER MANAGEMENT PUBLIC ROADS & CIRCULATION 

Implementation of this study is not a short-term activity. 

The Corridor Study represents options which, if taken in 

their entirety, can require 10 to 20 years to complete. 

The intent of the Plan, however, is to show how different 

parts of the Corridor might be developed incrementally, 

at different points in time. No one development is 

dependent on any of the others. For example: changes 

to Marine Street can occur with our without changes 

to the area labeled as Riverside South. Similarly, 

developments on the Diocesan property might occur 

to one quadrant (such as the northwest area) but 

not in another subarea (such as the southwest). 

 
Overall the Village may need to evaluate the potential 

collective burden on the cost of new infrastructure. 

In turn, stakeholders, developers, and investors 

should identify ways in which positive impacts of 

infrastructure changes can be increased and how 

negative impacts might be mitigated (as opposed to 

offering an “all or nothing” opinion about changes). 

Power lines have a dominant presence in the streetscape 

of both Riverside Drive and Webster Avenue. While 

line burial is costly, participants in the Corridor Study 

development acknowledged their frustration with the 

aesthetic condition of both corridors with the existence 

of these overhead lines.  Given the upcoming roadway 

improvements by WisDOT on Riverside Drive and by Brown 

County on Webster Avenue, the Village should give further 

consideration (and acquire cost opinions) to bury these lines. 

 
Hookups and laterals, among other examples, are important 

details to communicate clearly during any dialogue 

about re/development. Village staff should work with 

elected officials to clarify what support the Village can 

and cannot bring to investors, specifically regarding these 

kinds of utilities, both in and outside the TID #1 area. 

Future development in Allouez is required to handle 

stormwater on site, meaning that consideration of stormwater 

facilities (ponds and other stormwater features, including 

green infrastructure) must be provided in all development 

scenarios. The Village of Allouez provides ‘Best Practices’ 

and other helpful information on stormwater management on 

the Village website (Figure 86). Existing stormwater district 

plans could be modified or expanded to accommodate 

some of the changes proposed in the development 

scenarios. To assist in improving stormwater management, 

the Village should encourage developers and owners to 

a) review the stormwater management materials offered 

online, and b) pass along ideas on funding sources that 

can help implement green infrastructure interventions. 

The Village should finalize and share its vision for 

making significant expenditures for the following: 

Options for creating a Marine Street Loop, 

A Derby Lane Extension, 

Connections into the Diocese property from Webster 

Avenue, 

Connection into the Diocese property from W. St. 
Joseph Street, and 

Reconsideration of the status of Webster Heights 

Road, which is currently a private road for 

condominiums. This road could be transferred to 

public ownership and benefit from upgrades that 

meet public standards. 

 

  YOUR ROLE  
 

 

   
 

You can: 

Track the pace of change in other 

communities, and report to Village 

staff on how these changes have 

responded to both broad economic 

trends and local concerns. 

Understand that Study components 

will not be implemented exactly 

as they were conceived – changes 

should be viewed as a positive 

response to furthered community 

desires. 

You can: 

Show how new opportunities match 

or deviate from original plans, and 

evaluate the outcome. 

Identify costs and benefits of 

changes to the existing property 

owners, abutting owners, local 

neighborhood and Village as a 

whole. 

Explain how overall Village 

improvements help maintain 

You can: 

Show how proposals fit into long- 

term plans. If they do not fit well, 

explain the circumstances in a 

proactive manner. 

Make suggestions for ways in which 

project subsidies can be linked to 

long-term and phased business 

success. 

Propose investments in your 

property that could dovetail with 

 
 
 
 
 
 
 
 
 
 
 

Figure 86. The Village of Allouez’s Storm Water 

Management webpage with prior reports, and 

best practices, available for public review. 

 
 
 
 
 
 
 

...a goal for 

everyone’s property value over the 

long term. 
public investments in infrastructure. 

2017+
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11:  MAKE STELLAR PUBLIC PLACES & TRAILS 
 
 

The Allouez community must give special attention to 

the creation and management of a variety of public 

places.  Public places often require resources beyond 

the means of local government. On the other hand, if a 

long-term goal is to continually enhance the image and 

perception of the Allouez community, then such public 

places can play a critical role. Some of the places where 

public-oriented features should be added include: 

 

The Fox River Trail, particularly at the nodes where 

there are a) street connections running east from 

Riverside Drive, b) where the development scenarios 

are located, and c) at Saint Francis Park, 

The cemeteries, which are by nature places to reflect 

and even recreate. Fully-developed communities 

throughout the United States often find their cemeteries 

to be filled with visitors who jog, walk, sit, or pause to 

take in a view. Allouez has two beautiful cemeteries 

amidst the heart of the community. Features can be 

added at the edges of both that invite visitors and 

offer them a place to pause, rest, and meet. 

 
 

The East River edge, and specifically at the terminus of E. 

St. Joseph Street. 

The intersection of Webster and St. Joseph, referred to in 

this Study as the “100% Corner”, 

Redefined public spaces as shown in the development 

scenarios. 

 
The concept of public-oriented features, for this Study, 

is intended to include a wide range of amenities such as 

benches, active recreation stations, wayfinding signage 

and banners, dog cleanup stations, recycling stations, 

newspaper/print material stands, and lighting. Not all of 

these examples are a perfect fit for the aforementioned 

locations, which is why land owners and Village staff 

should refine the lists of public-oriented features on a 

case-by-case basis so that the majority of stakeholders 

are pleased with the features offered at each site. 

 

MAKE THE TRAILS “STANDOUT” FEATURES 

The success of the Fox River State Trail and the East 

River Trail should be expanded by increasing formal 

public trail connections, namely by creating trails on the 

Allouez side of the East River and through east-west 

trail connections alongside roads in the Village. New 

connection points can be included on private property 

in exchange for larger re/development opportunities 

(especially properties on the west side of Riverside Drive). 

Other trail connections to consider include: 

A Derby Lane connection to Marine Street, 

Connecting those walking near Riverside Drive, 

directly south of the railroad bridge, to Webster 

Avenue via a pathway that follows the rail line, 

A ravine trail through the Diocese property, and 

across Riverside Drive to the Fox River State Trail, 

Connecting Riverside Drive to the Fox River State 

Trail at 2000 Riverside Drive, west of the eventual 

new development, 

 

 

 

Figure 88. Example of the East River edge where public-oriented 

features could be applied (where soil conditions 

and land modifications can afford public access). 

 

  YOUR ROLE  Connecting Riverside Drive to the Fox River State 

Trail at 2222 Riverside Drive (current Mariner Motel 

site), under consideration for redevelopment, 

A new trail between Webster Avenue and Riverside 

Drive, directly north of STH 172 (funded and 

construction underway in 2015), 

You can: 

Record the kinds of public-oriented 

features that you feel would make 

public places more active and bring 

more people to shared, outdoor 

social experiences. Bring the list of 

desired features directly to land 

owners or to Village staff. 

Ask the communities with the public- 

oriented features you like to weigh 

in on costs, product types, grants 

utilized, and community partnerships 

employed to install those features. 

You can: 

Provide benchmarks for desired 

usage of different public places in 

Allouez. Distinguish between desired 

low-occupancy public places (like an 

environmental preserve) and desired 

high-occupancy public places like 

walkable streets and plazas. 

Review trail connection opportunities, 

and where new trails are feasible, 

plug them into capital improvements 

planning so installation can be 

budgeted for upcoming years. 

You can: 

Secure urban designers who treat 

public places along the edge of 

development as a major asset for 

the intended customer or resident 

base of your property. 

Employ site design methods, and 

develop events, that encourage the 

use of public places in and around 

your property.  (One example of 

such a public place in a recent 

development is Denim Park at the 

North End in Milwaukee, Wisconsin, 

which hosts a summer concert series). 

A trail connection from the intersection of Webster 

Avenue and W. St. Joseph Street through the Diocese 

of Green Bay’s property, to Riverside Drive. This trail 

could be built along the ravine through the property 

and the land could be dedicated as conservation, 

An arboretum parkway along W. St. Joseph Street, 

connecting the Fox and East Rivers. This would be 

the only east-west road and trail connection through 

Allouez that would connect the rivers. 

 
 
 
 
 
 
 
 

 
Figure 87. An example of public-oriented features that could 

be applied to public places in Allouez (signage, 

benches, wastebaskets, and boardwalk areas). 

 

...a goal for 

2016+ 
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RECOMMENDED ACTIONS 

A C T I O N S  AS  T H E Y  A P P L  Y T O   ALL  O U E Z ’ S  D I S T R I C T S   

Marine Street 

Urban Waterfront 

Riverside Drive & St. Joseph 

A New Neighborhood 

Webster and St. Joseph 

The 100% Corner 

Riverside & Allouez 

Waterfront Courts 

Webster 

Main Street 

Allouez 

The Arboretum Trail 

1 Incorporate the Corridor Study as an 
amendment to the Comprehensive Plan 

 
Critical 

 
Critical 

 
Critical 

 
Critical 

 
Critical 

 
Critical 

2 Change current zoning & land 
division ordinances 

 
PDD or Overlay 

New Districts - Overlay, 
Institutional & Conservancy 

 
River Edge Overlay 

 
River Edge Overlay 

 
Main Street Overlay 

 
Trail Overlay 

3 
 

Continue site investigations & analyses 
Critical for roads, structure, 

pilings, basic costs 

 

Critical for revenue, cost sharing 
 

Critical for revenue 
 

Critical for revenue 
Critical to create 

a main street district 
Critical to ensure arboretum 

plantings avoid buried utilities 

4 Focus on public-private-partnerships: 
pro-business & pro-community 

 
Critical for start up 

 
Critical for long term agreements 

Critical to create a 
focused character 

 
Critical to create a unique district 

Critical to strengthen the 
desired main street character 

Critical for start up 
& long term agreements 

4.1 Develop possible cost models for 
proposed improvements 

 

Very high value & costs 
 

High value & moderate costs 
 

High value & moderate costs 
 

Moderate value & costs 
 

High value & moderate costs 
 

Moderate value & low costs 

4.2 Balance incentives to reduce risk and 
increase reward 

 
Critical for start up 

 
Critical for start up 

 
Critical for start up 

   

4.3 Secure grants and new funding 
sources 

Infrastructure & 
environmental focus 

 

Environmental focus 
 

Public place focus 
 

Environmental focus 
 

Infrastructure focus 
Infrastructure & 

environmental focus 

4.4 
 

Establish an Allouez business & 
community wellness program 

Encourage Jimmy Seas and 
Nukeo Thai Restaurant to promote 

their healthy dining options 
and outdoor dining space 

Designate this newly-defined 
place as a riverview stop, with 
a mile marker, along a future 
running loop through Allouez 

Promote the Bellin Health 
location by adding recreational 
features on new green space and 
developing a new dining space 

Designate this newly-defined 
place as a riverview stop, with 
a mile marker, along a future 
running loop through Allouez 

Encourage new businesses in new 
space (and existing businesses) to 

join and promote the program 

Designate this trail as a key feature, 
with multiple mile markers, along a 
future running loop through Allouez 

5 
Develop a communication system 
for village staff, investors, 
brokers, and developers 

Promote available land on site 
through similarly-branded signage 
that references the Village website 

Promote available land on site 
through similarly-branded signage 
that references the Village website 

Promote available land on site 
through similarly-branded signage 
that references the Village website 

Promote available land on site 
through similarly-branded signage 
that references the Village website 

Promote available land on site 
through similarly-branded signage 
that references the Village website 

List the Arboretum Trail, when 
installed, as a unique, contributing 

amenity on the Village website 

6 
Utilize development scenario cost 
considerations as a guide in deploying 
financial resources to investors 

Apply the principles of the Riverside 
& Allouez model, coupled with 
other considerations, to create a 
baseline conceptual cost model 

Apply the principles of the Riverside 
& Allouez model, coupled with 
other considerations, to create a 
baseline conceptual cost model 

Apply the principles of the Riverside 
& Allouez model, coupled with 
other considerations, to create a 
baseline conceptual cost model 

Rework the enclosed template to 
incorporate other considerations, 

and determine a range of 
development costs and ROI 

Apply the principles of the Riverside 
& Allouez model, coupled with 
other considerations, to create a 
baseline conceptual cost model 

 

7 
 
Develop long-term plans & phasing 

 
Critical 

 
Critical 

 
Critical 

   
Critical 

8 Improve utilities 
Bury power lines - 

substantial investment 
Bury power lines - 

substantial investment 
Bury power lines - 

substantial investment 
Bury power lines - 

substantial investment 
Bury power lines - 

substantial investment 

 

9 Improve stormwater management 
 

On-site for new development On-site for new development 
   

10 
 
Improve public roads & circulation 

 
Derby Lane extension & Marine 
Street loop - major investment 

New roads in Diocese property 
to increase connectivity - 

substantial investment 

New roads in Diocese property 
to increase connectivity - 

substantial investment 

  
Align Derby Lane with Garland 

Street at Webster Avenue 

 

11 
 

Make stellar public places & trails 

 

Key for river trail 

Key for river trail and expanding 
it toward the Fox; key for 

connecting cemetery to Diocese 
& along ravine to Riverside 

 
Key for main street character 

Key for activity at public plaza 

 

Key for river trail 

  

Key to creating 
a formalized trail 

connecting both rivers 

 

=    not all implementation activities are relevant to all development  scenarios 
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