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 CHAPTER I 
 

INTRODUCTION AND CONCLUSIONS AND RECOMMENDATIONS 
 

INTRODUCTION AND PURPOSE 
 
This report summarizes the assessment that Gruen Gruen + Associates (“GG+A”) 
conducted of the market for retail, multi-family residential, and office uses in National  
Avenue.  The National Avenue corridor study area extends 1.9 miles in length in an east-
west direction from 95th Street on the west end to 68th on the east end. In addition to 
evaluating potential market demands GG+A also identified strategic actions and policy 
recommendations that will facilitate the revitalization and enhancement of National Avenue. 
 
WORK COMPLETED 
 
To accomplish the study objectives, GG+A analyzed a variety of data sources and 
conducted primary research, including the following tasks: 
 

1. Inspected National Avenue and conducted interviews with property owners, 
developers, real estate brokers, restaurant operators, as well as staff and public 
officials with the City of West Allis, and the Downtown business improvement 
district Executive Director;  

 
2. Designed a brief questionnaire that can be used to obtain information about the 

origins, transportation modes, and frequency of visitation to National Avenue stores;   

 
3. Analyzed demographic and income characteristics of primary market area 

households, and prepared purchasing power estimates for retail goods and services; 
 

4. Converted estimates of purchasing power or retail demand into estimates of the 
supportable amount of on-the-ground retail space;  

 
5. Obtained estimates of the supply of retail space and identified the relationship 

between estimated retail space demand and supply; 
 

6. Identified the inventory and performance of active or relatively new residential 
housing developments; 

 
7. Analyzed demographic and income characteristics of the types of households with  

potential demand for multi-family housing, and household turnover   data and drew 
on the analysis to estimate the potential scale of demand for National Avenue 
housing  from the main current sources of demand within the primary market area. 
In addition,  GG+A estimated the potential scale of an untested source of demand if 
a new development could be packaged with an enhanced Farmer’s Market and 
concentration of specialty food and eating and dining uses  to establish the Six Points 
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neighborhood as a preferred location for  renters from households working in 
Brookfield, Wauwatosa, Downtown Milwaukee, or elsewhere along the Interstate-94 
corridor seeking  new quality product in an urban, walkable environment at lower 
prices than available in Downtown Milwaukee, Wauwatosa, and Brookfield; 

 
8. Analyzed office space market data and interviewed office space brokers  including 

the broker which leased the Summit Place business park, the City’s largest office 
development; and 

 
9. Synthesized the results of the primary and secondary research and analysis and field 

inspections in order to reach conclusions about the potential opportunities and 
constraints affecting demand for retail, residential, and office space and to identify 
strategic action recommendations for subsequent planning, marketing, and 
enhancement implementation. 

 
FINDINGS 
 
Retail 
 

 The National Avenue corridor is surrounded by a dense household base and a 
significant amount of neighborhood- and community-serving retail centers.  The 
National Avenue corridor study area is generally betwixt and between well-
established neighborhood- and community-serving retail agglomerations to the west 
and east.  These locations provide a relatively complete supply of neighborhood and 
community and value-oriented retail shopping alternatives in various retail center 
formats. A relatively complete supply of necessity retail (e.g., grocery and drug store) 
offerings also exists within or near these core shopping locations.  This limits the 
geographic trade area from which necessity-type and neighborhood retail uses along 
the National Avenue corridor will draw sales. 
 

 The inventory of neighborhood- and community-serving retail space in West Allis 
totals over 1.8 million square feet of space.  Excluding the National Avenue 
commercial space inventory, approximately 201,000 square feet is estimated to be 
currently vacant for an overall vacancy rate of about 10 percent.  The majority of 
vacant retail space in West Allis is located in ground floor retail spaces outside of the 
Downtown BID and in several small strip size retail centers.  Larger-size grocery-
anchored neighborhood and community shopping centers in West Allis have limited 
vacancies.  (Larger-sized retail centers have greater competitive strength because of 
size, tenant mix, and the ability to induce convenient multi-purpose shopping trips 
that smaller freestanding or strip centers cannot readily duplicate).  Significant vacant 
ground floor retail space remains available for lease in West Allis commercial 
corridors.   
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 The primary source of demand for retail uses along the relatively distinct National 
Avenue submarket originates from West Allis households.  The local market area is 
currently estimated to include approximately over 27,000 households and 
approximately 38,000 workers.   
 

 Local market area households and workers currently generate approximately 
1,185,000 square feet of neighborhood or necessity and convenience-oriented retail 
space demand.  The total supply of necessity/convenience/neighborhood retail 
space within the local market area is estimated at approximately 1,060,000 square 
feet.  Accordingly, taking into account building space not counted in the inventory 
such as that on National Avenue the local market area is estimated to be nearly in 
balance between the supply and demand of retail space.  The results of our 
quantitative supply-demand analysis are consistent with interview findings suggesting 
that the local retail market is highly competitive and that larger retail nodes with a 
greater mix of tenants including anchor tenants are in a position to maintain market 
dominance.  Smaller strip centers, freestanding retail space, and building space along 
the National Avenue corridor not integrated and linked with other commercial uses 
have lower rents, higher turnover and vacancy rates than larger and integrated retail 
centers in the local market area.  Rents for existing older retail space on National 
Avenue are low and have been low for an extensive period.   

 
Apartment 
 

 Primary advantages of a West Allis location for apartment uses include: 
 

o centrality and accessibility to other parts of the region;  
o a short commute to local employment; and from the point-of-view of 

renters 
o low rents that appeal to price sensitive renters. 

 

 In addition, the Farmer’s Market is an advantage, especially for nearby apartment 
uses, and could become a more magnetic and synergistic draw for apartment and 
eating and dining uses. 
    

 The only new apartment supply constructed in West Allis in the past nine years 
includes the 38-unit 92nd Commons in two two-story buildings completed in 2014; 
and the 178-unit Six Points, four-story building completed in 2006. 
 

 Based on an analysis of the demographic determinants of demand for new, larger-
scale apartment units described in Chapter V, potential demand from existing 
primary sources of apartment renters attributable to housing turnover and 
replacement and growth in the number of West Allis households is estimated to be 
less than 100 units per year for West Allis as a whole.  
 



Market Research and Strategic Policy Actions  
to Support Revitalization and Enhancement of National Avenue  
 

GRUEN GRUEN + ASSOCIATES  PAGE 4 
 

 The evolving “cool and hipster” Bay View neighborhood offers a compelling price 
advantage to Downtown Milwaukee. The interviewees frequently cited the Bay View 
neighborhood as a potential model for the revitalization of National Avenue. Like 
West Allis, Bay View has an industrial, ‘blue collar” past, and a highly affordable 
existing housing stock.  Low rents have served to incubate Bay View with interesting 
stores and eating and drinking establishments. Unlike Bay View, however, the study 
area does not adjoin Downtown Milwaukee and Lake Michigan.  If National Avenue, 
especially the portion nearest the Farmers Market,  could be similarly positioned as 
an emerging neighborhood with a mix of uses, product features, amenities, and social 
ambience to offer a significant “value proposition” in the manner of Bay View while 
also offering a central and accessible location, it may be possible to attract 
households working along the Interstate 94 corridor looking for new product in an 
authentic urban, walkable neighborhood at a price discount to the established 
residential locations of Brookfield, Wauwatosa, and Downtown Milwaukee. 
 

 Approximately 18 percent of an estimated 21,300 renter households with incomes 
between $50,000 and $75,000 in West Allis, Greenfield, Brookfield, Wauwatosa, 
West Milwaukee, and Milwaukee are estimated to move within Milwaukee County in 
a given year.  If two percent of the estimated 4,500 renter households which move in 
a given year could be attracted to National Avenue, this would equate to demand for 
90 apartment units.  
 

 Office  
 

 According to office market data from RFP Commercial, Inc., the West Allis 
submarket has experienced a decline in its peak vacancy rate during the recession of 
over 20 percent in 2009 to a still high 12.4 percent at the end of 2014, down from 
over 19 percent in 2013. Year-to-year space office space absorption has varied from 
negative in 2008, 2009, and 2012 to strongly positive in 2011 to negligible in 2013 
and improving to 65,000 square feet in 2014. Gross rents for office space in West 
Allis are the lowest of any Milwaukee submarket at $16-$18 per square foot. 
  

 Interviews with leading brokers and property owners of buildings on National 
Avenue and review of office space performance indicate National Avenue is not a 
preferred office space location. National Avenue does not provide agglomerational 
or clustering advantages for office space users. A long-time owner of a 50,000 
square-foot building on National Avenue whose former business occupies 10,000 
square feet of space at a rental rate of less than $7 per square foot has experienced 
persistently high rates of vacancy (20 percent or higher).  As a whole, the rent for the 
building equates to less than $6 per square foot. As a result of limited demand from 
traditional office space users, the property is rented to church groups and home 
nurse care providers which are required to have an office address.  
 

 Interviews with building owners and real estate brokers indicate that medical office 
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users have not evidenced interest in vacant space at the senior housing development 
Berkshire East, the ground floor space on Six Points or other buildings near the 
Heritage West Allis Assisted Living facility.  While the Heritage West Assisted Living 
facility would like to have a rehabilitation medicine facility nearby, it currently 
obtains service providers on-site or its residents leave the premises for needed 
services. 

 
CONCLUSIONS AND RECOMMENDATIONS 
 
Encourage the development of National Avenue as a destination for ethnic and other 
unique, authentic restaurants.  The accessibility of the National Avenue corridor to not 
only local households but also to residents living in other parts of the region and to 
nonresident employees and low building space costs provide advantages to unique ethnic 
restaurants. Attracted to the location on National Avenue because of low real estate costs, 
Chef Paz, a Peruvian restaurant, opened at 90th Street and National Avenue in 2013 and has 
developed a good reputation in West Allis. The restaurant has expanded its draw so that 
about 40 percent of its customers originate from Milwaukee.  The owner reports that well-
educated, professional Gen Y customers make up a significant part of the customer base.  
Other ethnic restaurant could be attracted to the low rents in the area.  
 
One strategy to explore is a restaurant row, which needs to be placed in a highly-
visible location with landscaping and signage techniques that serve to attract 
residents and workers as well as travelers through National Avenue. We use the term 
restaurant row because one restaurant by itself cannot serve to attract a significant number 
of patrons from an extended area. A cluster of restaurants, however, can typically penetrate a 
deeper area because consumers have the added confidence that if they cannot get into one 
restaurant, option options will be available.  A cluster of restaurants can also engage in 
greater promotional activity. 
   
The food preferences of Generation Ys are changing the culinary landscape — stimulating 
the proliferation of ethnic restaurants, food trucks, and farmers markets. Perhaps Generation 
Y’s fascination with food is one of the defining characteristics of this eat-and-tweet 
generation.  The Farmer’s Market and the addition of ethnic restaurants to National Avenue 
can be expected to increase the appeal of National Avenue as a residential location to well-
educated Gen Y’s. While outside the formal study area at 6501 West National Avenue, the 
Farmer’s Market, especially, if extended beyond the current season of May to November, 
could serve as an important draw or amenity for renters considering the “Six Points” 
neighborhood, located on National Avenue, just outside the formal study area. The 
Farmer’s Market in conjunction with the addition of ethnic and other unique and 
experiential eating and dining options, including prepared foods for takeout, will 
help to create the type of social environment and amenity package appealing to 
Generation Yers looking for authenticity and a place to congregate. This in turn will 
improve the locational appeal of National Avenue, especially the Six Points 
neighborhood for Generation Y apartment renters.     
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Attempt to attract a grocery and/or drug store to the National Avenue study area to 
capture the dense purchasing power available to improve the appeal of the study area 
as a residential location and to help generate sales spillover to adjoining or nearby 
businesses. The local market area is dense. Currently the City is estimated to include 
approximately over 27,000 households and approximately 38,000 workers. The overall local 
market area is relatively balanced between the supply of retail space and the demand for 
retail space.  The majority of vacant retail space in West Allis is located in ground floor retail 
spaces outside of the Downtown BID and in several small strip size retail centers.  Larger 
size grocery-anchored and community-shopping centers in West Allis have limited vacancies.  
Our interviews suggest one location at which a grocery store or drug store could potentially 
be attracted is at the intersection of 76th Street and National Avenue.  Note however that 
although Pick ‘N Save  is located less than one mile away at 70th Street and Greenfield 
Avenue there is not as much convenience and grocery store supply competition as on the 
west side of West Allis.  The 76th Street and National Avenue location is in a central part of 
the corridor surrounded by a dense household base from which it may be possible to capture 
residents as well as workers traveling along the corridor and also serve the convenience 
shopping needs of residents of nearby senior housing projects. 
 
National Avenue contains a number of automotive repair and service uses.  Approximately 
18 parcels in the study area include automotive service related uses. At least nine businesses 
related to auto repair, service, and sales are located in the study area including Big Boyz 
Mufflers, Expert Car Care, West Allis Auto Body, Walton’s Auto Body, Mufflers Plus, and 
Advance Auto Parts.  These uses have been attracted because of the availability of low cost 
space and ability to obtain the necessary approvals to operate automotive repair and service 
uses in locations on National Avenue.  Recent use changes indicate automotive-related uses 
continue to be attracted.  
 
Given that automotive-related uses continue to be attracted and that similar uses grouped 
close together do better than if separated, celebrate and encourage the concentration of 
these uses into an automotive repair and services retailing center on National 
Avenue. Note two new automotive repair shops have also located on the corridor in 
the past year at 81st & National Avenue and 68th & National Avenue.  A Speedway gas 
station is located at 91st and National Avenue and several other automotive repair 
shops are located on National Avenue between 88th and 90th Streets. Brand and market 
the auto retailing center through signage, web site, newsletters, retail maps and special "mode 
of transportation" events such as vintage or muscle car shows, or a community car parade.  
Coordinate with property owners and businesses to improve the facades and grounds of 
such properties.  Investigate whether local financial institutions would structure loan 
programs designed for the needs of local auto repair and service businesses and the owners 
of such properties.  
 
A consumer shopping pattern shift from the purchase of goods to the purchase of services 
and experiences has occurred. Food and service-related uses, including medical services, are 
driving demand growth for neighborhood and community shopping center space.  The 
optimal tenant mix for National Avenue will continue to evolve in favor of retailers, 
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restaurants, and service providers that do not directly compete with the Internet.  Consistent 
with this consumer shopping pattern shift, fitness, fast casual restaurants, drug stores, small-
format grocery concepts and service providers are examples of potential space user 
candidates. 
 
Given the demographic determinants of demand within the existing local market area 
suggest a relatively limited market demand for new apartment uses, it would be prudent to 
concentrate future market rate multi-story apartment product near the Six Points and 
Farmer’s Market so that a critical and synergistic mass of apartment units and eating 
and drinking and retail uses near the newest office space in West Allis can be 
created.  Market rate higher-density new apartment products are still pioneering uses in the 
National Avenue corridor which does not yet have a well-established image as a preferred 
residential location.  At this point in the evolution of National Avenue, the importance of 
creating market rate housing relates less to potential market demand than it does to the 
establishment of a desirable locational image – that it is “cool” to live in National Avenue. A 
larger-scale vertical product will entail market risk and can be anticipated to require 
subsidies given the prevailing low rents and higher costs with multi-story product.  
One test marketing option to reduce risk is to investigate whether any of the large 
employers in Summit Place or healthcare institutions in the vicinity would commit to 
reserving a number of units for their employees. 
 
Given more building space exists within National Avenue than commercial uses can 
be expected to support and that some of the space is competitively obsolete, 
encourage property conversions to residential uses or live-work uses.   Gen-Yers, who 
tend to marry later and have fewer children, will be a primary market for both multi-family 
rental housing and attractively-priced for-sale housing. Given the higher costs and risks 
associated with higher-density, multi-story rental product, an infill row house type product 
or adaptive reuse of existing buildings has the advantage of being smaller-scale, susceptible 
to phasing or expansion over time. 
 
Coordinate with property owners and schools to encourage windows in vacant space to 
display artwork and perhaps a design competition can be held to paint murals on façades of 
vacant buildings. A building at the northwest corner of 83rd Street and National Avenue 
adjacent to the skate park is an example of where such a mural may be appropriate to place.   
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RECOMMENDED POLICY ACTIONS 

Reduce the amount of retail zoning along National Avenue. Like most suburban 
communities, West Allis has designated most of the land along its National Avenue arterial 
for commercial uses. National Avenue has an excess supply of land and building space 
allocated for retail uses.  By reducing the amount of property zoned for commercial uses, the 
City will stimulate stronger performance within its focused, designated retail areas.  Similarly, 
do not require all buildings in the corridor to include ground-floor commercial space. 
This requirement for the Six Points Apartments has resulted in persistently high vacant 
ground floor space or less than ideal tenants in the complex. Other residential-oriented 
developments with persistent ground-floor vacancy include the Six Points East 
Condominiums, and The Berkshire. Focus the highest intensity of uses at key 
intersections and nodes and concentrate the highest multi-story development outside 
just the formal study area on National Avenue at the “Six Points” neighborhood.  

Residential development is crucial to National Avenue revitalization in two fundamental 
ways. First, it is the basic component that will reduce the amount of property available along 
National Avenue for commercial uses.  Second, more housing will provide a larger local 
audience to support the commercial and entertainment uses.  While the Heritage West Allis 
Assisted Living complex and Sunrise Apartments senior housing on National Avenue serve 
the needs of the low- and moderate-income elderly and replaced obsolete or excess land 
uses, the developments have not improved the locational image of West Allis, have not 
generated positive spillover to nearby properties and businesses and have not served to 
stimulate additional development1. Therefore, a broader range of smaller-scale, housing 
types including live-work and rowhouse-townhome, and small-lot single-family 
products should be encouraged to appeal to younger-aged households on infill sites 
and to replace smaller obsolete commercial properties on National Avenue.  

Identify opportunities to make new amenities and services available along National 
Avenue such as parks and recreational offerings, including bicycle and jogging paths 
that link with nodes of denser development.  Ideally, implementation of such 
opportunities should be in conjunction with the removal of obsolete building space and 
assembly of smaller parcels into larger cohesive redevelopment sites. 

Consider a retail and restaurant incentive program to help secure new retail, 
restaurant, and service businesses to fill vacant properties. Identify a funding source.  
One approach is provide a subsidy for working capital, tenant improvements, equipment, 
etc. based on the square footage of business operations in the form of a forgivable loan 
provided the businesses stay in operation for a certain period of time.  An additional option 
is to arrange to provide consulting assistance in terms of design, merchandising and 
marketing techniques, including window messaging and improved display systems, floor 
plans, lighting, signage, or advertising or other promotional activities.   
  

                                                 
1 Heritage West Allis, a 200—unit senior housing complex was built in 2009 on the 6-acre site of the 
Laidlaw Bus Company which had utilized the site as a bus parking lot. 
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CHAPTER II 
 

RETAIL MARKET RECONNAISSANCE 
 
INTRODUCTION AND PURPOSE 
 
In order to identify the size and make-up of retail uses potentially supported along the 
National Avenue corridor GG+A conducted a market reconnaissance of retail uses.  To gain 
insight into the consumer motivations and retail market factors affecting the corridor 
GG+A staff inspected the corridor and surrounding area. We conducted interviews with 
leading retail real estate brokers and developers and area leasing agents, and the City of West 
Allis’ Downtown BID Executive Director. We also reviewed secondary market data and 
identified the competing supply of retail space. We have synthesized the results of the 
research and analysis into the following sections: 
 

 Assessment of competitive advantages and disadvantages; 

 Locational context and review of area retail supply;  

 Primary market area definition; and 

 Estimated retail supply-demand balance within the primary market area. 
 

COMPETITIVE ADVANTAGES AND DISADVANTAGES FOR RETAIL USES 
ALONG CORRIDOR 
 
Competitive advantages associated with the National Avenue corridor include the following: 
 

 Proximity to a dense household and employment base, and therefore, daytime 
population demand for convenience and necessity retail goods, services, and food 
options during the workday and commute; 
 

 The Corridor provides excellent accessibility to major freeways and arterial roads and 
connections to other parts of the Milwaukee region;  
 

 From the point-of-view of space users, low rents and sale prices will permit the 
formation of unique stores and restaurants operated by local entrepreneurs; and 
 

 Events such as the West Allis Farmer’s Market are quite popular and generate 
visitation near the east end of National Avenue, just outside the formal study area. 

 
Competitive disadvantages of the National Avenue corridor for retail use, or factors that 
discourage potential retail demand include the following: 

 

 The locational image of the environment along the corridor is a “hodge-podge” of 
commercial, industrial, and automotive uses in addition to residential, civic, and retail 
uses with some properties poorly maintained and visually unappealing; 
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 The study area contains some obsolete and under-maintained building space and 
grounds; and 
 

 The study area lacks a significant office space, cultural, and entertainment base that 
would help generate demand for restaurant, service, and retail uses. 
 

LOCATIONAL CONTEXT AND REVIEW OF AREA RETAIL SUPPLY 
 
As summarized below in Map II-1, the Corridor is generally between well-established 
neighborhood- and community- retail agglomerations to the west and east.  These locations 
provide a significant supply of shopping alternatives in neighborhood and community 
center, freestanding, and ground floor formats.   
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MAP II-1: Neighborhood- and Community-Serving Retail Supply 

  
 

The primary geographic market area for retail space along the corridor is a function of the 
visibility and access factors reviewed above, the trade areas currently served by existing 
neighborhood and community shopping centers in West Allis, and the competing supply of 
shopping alternatives available beyond West Allis. A significant amount of retail space exists 
on Highway 100 on the west side of West Allis.  Another significant node of retail space is 
located along Miller Park Way in West Milwaukee to the east of the City of West Allis.  This 
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newer node of retail development was built beginning in the mid 2000’s as part of  a large 
redevelopment effort in the City of West Milwaukee  and now includes Target, Walmart, 
Pick ‘N Save, Menard’s, and Office Max along with many chain restaurants and other service 
and retail stores. 
 
Existing Neighborhood and Convenience Retail  
Nodes Will Constrain Depth of Primary Trade Area 
 
Map II-2 below summarizes the existing inventory of grocery stores in West Allis, including 
big-box general merchandisers and discount clubs that include grocery offerings.  
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MAP II-2:  Local Grocery Store Supply 

 
 
Three existing full-size grocery stores are located in West Allis including two Pick ‘N Save 
stores and Piggly Wiggly. Aldi also has a store in West Allis. Target and Sam’s Club are also 
located in West Allis.  Just outside of the boundaries of West Allis, a relatively complete 
supply of grocery offerings exists south and east of West Allis.  Pick ‘N Save, Target, and 
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Walmart are all located in West Milwaukee along Miller Parkway. Pick ‘N Save is located on 
76th Street in Greenfield south of West Allis.  Walmart has a neighborhood market located 
north of West Allis in Milwaukee.   
 
PRIMARY MARKET AREA DEFINITION 
 
A primary market area is defined as the geographic area from which most (i.e., 70 percent or 
more) customers of a shopping center or commercial location are drawn.  The market area 
for any specific agglomeration or mix of commercial uses is a function of the size and tenant 
make-up, its accessibility, visibility, and the scale and tenancies of competing locations.  
Therefore, market areas are dynamic and tend to change as a function of supply competition.  
The travel time people are willing to expend in order to visit a shopping or business location 
varies as a function of both the size of the shopping area and the relative uniqueness of the 
tenancies and environments available at alternative destinations.  The amount of proximate 
competition, ease of accessibility, and the local appeal of the anchor tenant are the significant 
factors influencing the market area for neighborhood shopping centers.   
 
Interviews with local real estate brokers representing owners of retail space and tenants 
confirm that the existing West Allis retail supply currently serves a relatively local market 
area and that commercial uses in the National Avenue corridor study area tend to serve a 
circumscribed market area.  An interview with a new restaurant operating in the study area 
suggests that to date, the customer base originates from the immediate area of the restaurant 
with many customers walking to the restaurant. Based on a synthesis of interviews and a 
review of competing supply locations, and consideration of advantages and disadvantages 
and geographic and transportation access factors that apply to the Corridor, the primary 
market area from which the study area attracts or could attract shoppers includes households 
in the City of West Allis.  The primary market area geographically conforms to the municipal 
boundaries and extends not more than two miles and is generally bounded by Bluemound 
Road to the north (a little beyond the City’s northern edge), the City of West Milwaukee to 
the east, the City of Greenfield to the south, and 124th Street to the west.   
 
EXISTING AND FUTURE SUPPLY OF RETAIL SPACE IN THE PRIMARY 
TRADE AREA 
 
Table II-1 shows the summary of commercial and industrial land uses within the National 
Avenue corridor study area.  The corridor contains about 108 acres of commercial and 
industrial land as classified by the Assessor.2 Industrial and office uses comprise about 54 
percent of the current land use inventory.  Retail and service-type uses and mixed-use 
properties (i.e., apartments over retail or office) comprise a relatively small amount, 32 acres, 
of land in the study area. 
 

                                                 
2 Properties classified as institutional/tax exempt and residential uses classified as commercial, e.g. 
multi-family apartment buildings, nursing homes, etc. have been excluded. 
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TABLE II-1: Inventory of Commercial and Industrial Uses in National Avenue 
Corridor Study Area 

 
Property Type 

Parcels 
# 

Land Area 

# Acres % of Total 

AUTOMOTIVE:    

Auto Repair 14 3.87 3.58 

Gas / Service Station 3 1.06 0.98 

Used Car Sales 1 0.41 0.38 

Subtotal Automotive 18 5.34 4.94 

RETAIL & RESTAURANTS:    

Big-Box Retail 1 1.05 0.97 

Community Shopping Center 1 10.06 9.30 

Convenience Shopping Center 1 1.09 1.01 

Retail 19 5.25 4.85 

Fast Food Restaurant 2 0.95 0.88 

Sit Down Restaurant 1 0.38 0.35 

Tavern / Grill / Gentlemen's Club 7 1.6 1.48 

Subtotal Retail & Restaurants 32 20.38 18.84 

COMMERCIAL SERVICES:    

Banks / Lending Institutions 4 4.54 4.20 

Funeral Home 1 0.36 0.33 

Day Care Center 2 0.41 0.38 

Veterinary Clinic 1 0.27 0.25 

Subtotal Services 8 5.58 5.16 

MIXED-USE:    

Retail / Apartments / Office 32 4.45 4.11 

Tavern / Grill & Apartments 11 1.7 1.57 

Subtotal Mixed-Use 43 6.15 5.68 

INDUSTRIAL:    

Manufacturing 28 38.91 35.96 

Warehouse 16 7.73 7.14 

Warehouse/Office Flex 5 4.53 4.19 

Subtotal Industrial 49 51.17 47.30 

OFFICE:    

Medical Office 6 2.78 2.57 

Office Building 11 5.61 5.19 

Subtotal Office 17 8.39 7.75 

Vacant / Minimal Improvements 32 11.18 10.33 

TOTAL 199 108.19 100.00 

Sources: City of West Allis; Gruen Gruen + Associates. 

 
Retail and restaurant uses comprise approximately 20 acres of land in the Corridor. While we 
do not have an estimate of the amount of commercial and retail building space on the study 



Market Research and Strategic Policy Actions  
to Support Revitalization and Enhancement of National Avenue  
 

GRUEN GRUEN + ASSOCIATES  PAGE 16 
 

area corridor, if a typical floor-area ratio of 20 to 25 percent for retail use is applied, the 
estimated amount of retail and restaurant space along the study area corridor would 
approximate 180,000 to 220,000 square feet of building space.  
 
Use Changes 
 
Recent changes along the corridor include the addition of automotive repair shops, second 
hand thrift stores, and a newly reopened and remodeled restaurant. The new restaurant 
owner indicated its decision to buy and remodel an existing restaurant on the corridor due to 
the corridor’s accessibility, dense local household base, and prime corner location.  Although 
the restaurant has only been operating for two months, the restaurant owner said most 
customers are local, many walking within a couple of blocks to the restaurant. New 
automotive repair shops have also located on the corridor in the past year at 81st & National 
Avenue and 70th & National Avenue.   
 
Existing Supply of Retail Space in West Allis, Excluding Study Area 
 
Table II-2 summarizes the total amount of retail space in West Allis, exclusive of the 
building space on the National Avenue study area corridor.  Appendix A contains a more 
detailed summary of the supply of anchored and non-anchored space in West Allis. 
 

TABLE II-2: Existing Supply of Retail Space within West Allis, Excluding Study 
Area 

 
 
Type of Space 

Rentable Space 
# Square Feet 

Vacancy 
# Square Feet 

Vacancy 
Rate 
% 

Annual Asking Rent 
(NNN) 

$ Per Square Foot 

Ground Floor Retail1 137,500 22,300 16.2 $7 - $12 

Grocery-anchored 
neighborhood & Large 
Community Centers 

983,000 47,500 4.8 $10 - $16 

Strip Centers 143,000 36,700 25.7 $15 - $17 

Free-standing Retail 587,800 85,000 14.5 - 

Total 1,851,300 191,500 10.3  

1 Not including amount of building space on the National Avenue corridor. 

Sources: Loopnet; http://rgpt.com/property/west-allis-towne-centre/;  
Gruen Gruen + Associates. 

 
The majority of ground floor retail space in West Allis is located in the Downtown business 
improvement district (BID) along Greenfield Avenue between 70th and 76th Streets. The BID 
Executive Director indicated the Downtown has a four percent vacancy rate comprised of 
about 4,800 square feet of space in four locations.  This implies the total amount of space in 
the Downtown BID is approximately 120,000 square feet.  The BID Executive Director 

http://rgpt.com/property/west-allis-towne-centre/
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indicated that the vacancy rate has fallen from a high of about 16 percent during the height 
of the recession.  Recent tenants that have located Downtown include Aggie’s Bakery and 
Café, RC Vintage Antiques, The Chalk Studio (furniture restoration with chalk paint), Kepis 
& Dream Catchers, and Exclusive Fits. The Downtown’s low rents and sales prices have 
attracted these unique tenants some of whom have looked at locations in Bay View and the 
Historic Third Ward where rents are higher.  
 
Outside of the Downtown BID, however, the vacancy rate of ground floor retail space is 
high and includes the Six Points Apartments and Six Points East Condominiums, all located 
on Greenfield Avenue. These two locations have had vacant retail space for extended time 
periods. According to the property owners and leasing agents with whom we spoke, the 
vacant spaces have generated little to no interest from prospective tenants. 
 
Three primary grocery anchored centers are located in West Allis three of which are located 
on West Allis’ west side near or on Highway 100 and one (Market Square) located in the  
central part of West Allis on Greenfield Avenue: 
 

 Market Square (Pick ‘N Save grocery anchor); 

 Piggly Wiggly Plaza (Piggly Wiggly grocery anchor); 

 West Allis Center (Pick ‘N Save grocery anchor); and  

 Crestwood Commons (Aldi grocery anchor). 
 
Another large community size center, West Allis Towne Center, is located in central West 
Allis at 69th Street and Greenfield Avenue. The 326,000-square-foot center is anchored by 
Kmart, Burlington Coat Factory, and Dollar Tree.  Collectively, these four shopping centers 
total 983,000 square feet of space. The total vacancy rate is relatively low with only about 
47,000 square feet of space available, for a vacancy rate of nearly five percent. 
 
Five strip centers comprise a total of approximately 143,000 square feet of space. Vacant 
space in these centers total nearly 37,000 square feet for a very high vacancy rate of nearly 26 
percent. 
 
West Allis also contains several freestanding big-box, drug, and grocery stores.  The majority 
of freestanding big-box stores are located on Highway 100 on the west side of West Allis 
and include category-killer and general merchandise retailers such as Target, Home Depot, 
Sam’s Club, Office Max, and Michael’s.  The total amount of freestanding retail space 
including three free-standing drug stores totals nearly 588,000 square feet. Only one 
freestanding store is currently vacant, an 85,000-square-foot former Pick ‘N Save grocery 
which was recently vacated.  Pick ‘N Save likely closed this store on Greenfield Avenue on 
the west side of West Allis due to the impacts of Walmart opening nearby and a great deal of 
competition from a  proximate supply of grocery stores. 
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Future Supply  
 
According to a leading area retail broker and City staff, no retail developments are currently 
proposed or planned within West Allis.   
 
Rents  
 
Retail rents in West Allis are low.  The Downtown BID director indicated net rents may be 
in the $7 to $8 per square foot range and have not increased over time.   According to 
knowledgeable retail brokers familiar, rents for ground-floor commercial space within the 
National Avenue study area are even lower than rents in the Downtown BID. Other 
available ground floor retail space on Greenfield Avenue at the Six Points Condominium 
project has asking rents of $12 per square foot although the space has not been filled since it 
was built.  Discussions with a leasing broker for one of the smaller strip centers in West Allis 
indicated that rents have not increased over time.   
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CHAPTER III 
 

RETAIL DEMAND IN WEST ALLIS AND RELATIONSHIP BETWEEN RETAIL 
SUPPLY AND DEMAND IN PRIMARY MARKET AREA 

 
ESTIMATED DEMAND FOR NEIGHBORHOOD RETAIL SPACE WITHIN 
PRIMARY MARKET AREA 
 
GG+A obtained demographic, housing, and employment data for the primary market area 
in order to estimate the current retail demand of trade area households and workers.  We 
also reviewed secondary survey data concerning the retail expenditure patterns of workers 
near their place of employment.  The estimates of retail demand summarized in Table III-1 
are presented in terms of expenditure potential and the amount of on-the-ground retail 
space the identified demand is able to support. 
 

TABLE III-1: Estimated Demand for Neighborhood Retail Space in West Allis 
Primary Market Area 

POTENTIAL DEMAND (2015):  

Total Households 27,185 

Average Household Income $51,963 

Total Available Income $1,412,614,200 

Expenditure Potential @ 15% Expenditure Rate1 $211,892,100 

Retail Space Demand Attributable to Households2 706,300 square feet 

Total Workers 38,300 

Average Annual Expenditure Per Worker3 $3,750 

Expenditure Potential $143,625,000 

Retail Space Demand Attributable to Workers2 478,800 square feet 

TOTAL RETAIL SPACE DEMAND 1,185,100 square feet 

Notes: 
1 Based on 2013 household retail expenditure rate of 14.7 percent of before-tax income for 
necessity-type goods (e.g. groceries, food away from home, personal care products and services, 
housekeeping supplies, prescription drugs and healthcare supplies, personal services, etc.).   
2 Expenditure potential is converted to space demand based on an average sales threshold of $300 
per square foot.   
3 Based on the International Council of Shopping Center's 2011 office working spending survey 
("Office-Worker Retail Spending in a Digital Age"), assumes average daily expenditures for food 
and other necessity-type goods of $15 per worker and 250 work days per year. 

Sources: U.S. Census Bureau; Bureau of Labor Statistics; International Council of Shopping 
Centers; City of West Allis; Gruen Gruen + Associates. 

 
Based upon demographic estimates available from the U.S. Census Bureau the West Allis 
local market area is currently estimated to contain approximately 27,200 households and 
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over 60,000 residents.  The average household income in 2013 approximated nearly $52,000.  
This equates to total available household income within the primary market area of about 
$1.4 billion.  Applying a retail expenditure rate of 15 percent of income for necessity-type 
goods (based upon a review of the 2013 Consumer Expenditure Survey for households), the 
total retail expenditure potential of primary market area households is estimated at 
approximately nearly $212 million. 
 
Based upon employment data available from the U.S. Census Bureau's Longitudinal 
Employer-Household Dynamics program, West Allis includes approximately 42,700 jobs. 
Nearly 90 percent of workers employed in West Allis do not reside within West Allis (i.e. 
they commute in).  Assuming that 38,300 non-local workers employed in the local market 
area spend an average of $15 dollars per day on food and other necessity-type goods during 
their workday or commute, the total retail expenditure potential of local area workers is 
estimated at over $143 million.  This estimate of demand may be optimistic (the daily per 
capita spending assumption reflects an estimate drawn from International Council of 
Shopping center survey data for office, rather than industrial, workers).  
 
The total combined expenditure potential of local market area households and workers is 
estimated at $355 million.  In order to convert estimates of expenditure potential or 
purchasing power into estimates of supportable on-the-ground retail space, an assumption 
must be made as to the average sales-per-square-foot thresholds needed for tenants to viably 
operate and landlords to obtain high enough rents to amortize development costs and 
provide a satisfactory return on investment.  Based upon our interviews, reported retail space 
rents, and the sales performance characteristics of tenants and typical neighborhood 
shopping centers reviewed above, we use an annual sales per-square-foot threshold 
requirement of $300 per square foot.  This implies that primary market area households and 
workers currently support approximately 1,185,000 square feet of neighborhood retail space.  
Consistent with interviews suggesting that workers employed in the market area constitute 
an important source of retail sales, workers are estimated to generate approximately 40 
percent or 478,000 square feet of current demand. 
 
RELATIONSHIP BETWEEN ESTIMATED RETAIL SUPPLY AND DEMAND  
 
Table III-2 below summarizes the estimated balance between retail space demand and 
supply within the West Allis primary market area.   
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TABLE III-2: Estimated Balance Between Neighborhood Retail Space Demand 
and Supply Within West Allis Primary Market Area 

 # Square Feet 

RETAIL SPACE DEMAND 1,185,100 

EXISTING RETAIL SUPPLY:  

Freestanding Retail1 607,000 

Neighborhood & Community Shopping Centers2 453,000 

Total 1,060,000 

UNMET DEMAND (SUPPLY SURPLUS) 125,100 

1 Includes Target, Sam’s Club, and freestanding drug stores, and former Pick’ n Save grocery store. 
Also includes commercial building space estimates for Downtown of 120,000 square feet and 
180,000 square feet for National Avenue.  
2 Includes Market Square shopping Center, Piggly Wiggly Plaza, Aldi Center, and Pick ‘N Save and 
Walgreen’s in West Allis Center and 86,479-square-foot Kmart in West Allis Towne Center 
because it carries necessity items and limited grocery items. 

Sources: U.S. Census Bureau; Bureau of Labor Statistics; International Council of Shopping 
Centers; City of West Allis; Gruen Gruen + Associates. 

 
The existing retail supply estimate of 1,060,000 square feet is a somewhat less than estimated 
neighborhood retail demand of 1,185,000 feet resulting in an unmet demand of 
approximately 125,000 square feet of space.  Keep in mind this model excludes apparel and 
other space, including community-serving not defined as necessities or convenience items, 
even though there is often overlap between types of centers and retail stores.  Because many 
of the community’s anchored shopping centers and larger non-anchored shopping centers 
are located on the west or east edge of the City’s borders they serve a wider trade area than 
just West Allis households. 
 
While the mathematical model of supply and demand is not a precise tool, the results of the 
quantitative analysis are consistent with interview findings.  Based on our interviews with 
multiple real estate brokers and local owners or leasing agents, the local market is considered 
competitive. The larger centers and concentrated nodes of retail uses are better positioned to 
siphon off sales from strip centers and smaller buildings along the National Avenue corridor 
which lack the size and tenant mix to effectively compete for users and sales from shoppers.     
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CHAPTER IV 
 

RESIDENTIAL MARKET RECONNAISSANCE 
 
FACTORS SHAPING APARTMENT DEMAND 
 
The interviews with apartment and senior housing property owners, developers, property 
managers, and leasing agents suggest that primary advantages of a West Allis location for 
apartment uses include: 
 

 centrality and accessibility to other parts of the region;   

 a short commute to local employment; and from the point-of-view of renters 

 low rents that appeal to price sensitive renters. 
 
In addition, the Farmer’s Market is an advantage especially for nearby apartment uses  and as 
described above, could be a more magnetic and synergistic draw for apartment and eating 
and dining uses.    
 
Primary disadvantages relate to a locational image and limited base of services and amenities 
that do not serve to attract higher-income, renter-of-choice households.   
 
Another disadvantage from the point-of-view of landlords relates to high property taxes, 
which given the low obtainable gross rents equates to low obtainable net rents. 
 
Consistent with the results of the interviews, rental rates and incomes of households are 
lower for West Allis than other locations in the broader housing market. The figure below 
shows West Allis lies on the bottom rung of household income ladder compared to 
Greenfield, Wauwatosa, Downtown Milwaukee, and the Bay View neighborhood in 
Milwaukee.   
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FIGURE IV-1: Average Household Income for  
West Allis and Communities in Broader Housing Market 

 
 
Table IV-1 shows apartment rents for existing projects in West Allis, Wauwatosa, and the 
Bay View neighborhood of Milwaukee. With the exception of the Six Points Apartments in 
West Allis, the other three projects have been built in 2012 and 2014.  The Wauwatosa and 
Bay View projects are outside of the primary market area from which renter households are 
currently likely to be attracted but are shown as examples of the rents that are obtained in 
higher income, more desirable residential locations.  Bay View located south of Downtown 
Milwaukee, near Lake Michigan has been repeatedly cited as a potential model example for 
Wes Allis of an eclectic gentrifying area with  “blue collar feel” that appeals to “creative 
class” households which cannot afford rents in Downtown Milwaukee, but want an urban, 
highly accessible environment. The Bay View neighborhood has attracted unique specialty 
stores and restaurants including the long time award winning Serbian Three Brothers 
restaurant, Honey Pie Café, Orange Gallery, Café Lulu, and Goodkind along its commercial 
corridors. 
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TABLE IV-1: Existing Newer Market Rate Apartment Projects in or Near Primary Market Area 

 

Name/ Location 

 

Year 

Built 

Number 

of Units 

# 

 

Type of 

Units1 

 

Unit Sizes 

# Square Feet 

Monthly Rents 

$ 

Monthly Rents 

$ Per Sq. Ft. 

 

Occupancy 

% 

 

Unit Features / 

Amenities 

PRIMARY MARKET AREA 

92nd Street 

Commons, West 

Allis 

2014 38 1/1 

2/2 

695 – 829 

950 – 1,232 

850 – 980 

1,050 – 1,149 

1.22 – 1.18 

1.10 – 0.93 

100 Unit washer/dryer; 

garages; private entry 

Six Point 

Apartments,  

West Allis 

2006 178 1/1 
2/2 

675 – 1,000 
1,080 – 1,320 

899 – 999 
1,129 – 1,299 

1.33 – 0.99 
1.05 – 0.98 

98 Underground parking, 

unit washer/dryer, 

fitness center, clubhouse 

OUTSIDE BUT NEAR PRIMARY MARKET AREA 

Dwell 

Bay View 

 
2012 

 
70 

Studio 
1/1 
2/2 

568 
700 - 900 

1,184 
915 – 1,132 

1,057 

970 
1,100 – 1,300 

1,490 
1,650 
1,500 

1.71 
1.57 – 1.44 

1.26 
1.46 – 1.80 

1.42 

100 Underground parking, 

unit washer/dryer, 

clubroom  

Enclave 

Wauwatosa 

2012 186 1/1 
2/2 
3/2 

646 – 930 
1,280 

1,349 – 1,513   

990 – 1,500 
1,565 – 2,000 
2,130 – 2,235 

1.54 – 1.61 
1.22 – 1.56 
1.58 – 1.48 

99 Underground parking, 

business center, game 

room, outdoor pool, unit 

washer/dryer, granite 

countertops 

1 First figure refers to number of bedrooms and second figure refers to number of bathrooms. 

Sources: Trike Property Management; Miller Marriott Custom Homes, LLC; Gruen Gruen + Associates. 
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NEWER APARTMENT SUPPLY 
 
The only new apartment supply constructed in West Allis in the past nine years includes the 
38-unit 92nd Commons in two two-story buildings completed in 2014; and the 178-unit Six 
Points, four-story building completed in 2006. Other newer apartment projects outside the 
primary market area include The Enclave in Wauwatosa and Dwell in the Bay View 
neighborhood of Milwaukee both built in 2012. No new apartment projects have been 
added in Greenfield since 2005. 
 
92nd Street Commons 
 
The developer of 92nd Street Commons purchased and demolished two single-family homes 
in 2013  and completed construction of two 2-story 19-unit buildings in 2014 (for a total of 
38 units).    The site of 2.2 acres cost $150,000 to assemble (The purchase price equates to 
$1.56 per square foot of land).  The buildings have no common spaces. About one-half of 
the units come with attached parking garages.  One bedroom units range from 695 square 
feet to 829 square feet with asking rents of $850 to $980 per month ($1.18 to $1.22 per 
square foot per month). Two bedroom units range from 950 to 1,232 square feet with asking 
month rents of $1,050 to $1,149 ($0.93 to $1.10 per square foot).  The building has attained 
a high occupancy, attracting renters which work in the vicinity such as at Aurora West Allis 
Medical Center and the VA Medical Center. The central location, accessibility to other 
locations in the Milwaukee region; private entrances, home-like product; and newness of the 
project at a lower price than other new developments in the broader area are primary 
advantages.   The primary supply competition is older product in West Allis.   
 
Six Points 
 
The original developer purchased from the City of West Allis about 10 years ago the 
approximately four acre site for $400,000 ($2.30 per square foot of land) on which the 
developer constructed 178 units and 7,000 square feet of retail space.  The unit mix includes 
35 percent (65) one bedroom, one bath; 50 percent two bedrooms, two baths; and 15 
percent two bedroom, one bath units.  The development includes 160 underground parking 
spaces with monthly rents of $50 per space.  The asking monthly rents for the 65 one 
bedroom units ranging in size from 675 to 1,000 square feet are approximately $900 to 
$1,000 ($0.99 per square foot to $1.33 per square foot). The asking monthly rents for the 113 
two bedroom units ranging from 1,080 to 1,320 square feet are $1,129 to $1,300 ($0.98 to 
$1.05 per square foot).  The current occupancy is 98 percent. While there is no waiting list, 
the one bedroom units are in higher demand than the two bedroom units.    
 
The development has appealed to younger (25-45-years-old), smaller-sized, relatively price 
sensitive households.    The advantages of the project include a central location accessible to 
other parts of the region, which is appealing to two adult worker households whose 
members may work in differing parts of the region, For example, according to the current 
owner, a new tenant includes one household member which works in Brookfield while the 
other member works in Downtown Milwaukee.   Other tenants work for local employers, 
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including the VA Medical Center.  Prospective tenants may also consider locations elsewhere 
in West Allis, Wauwatosa, Greenfield, or Downtown Milwaukee.  The development offers a 
similar amenity package but at lower rents than available in alternative newer, multi-story 
product outside of West Allis.   
 
Other Newer Projects Outside Primary Market Area 
   
Other new supply of apartments units built over the past few years include The Dwell in the 
Bay View neighborhood and The Enclave in Wauwatosa. Both projects built in 2012 leased 
up within six months of initial opening. Current occupancy for The Dwell is 100 percent. 
Rents at these two projects are significantly higher than for similar size units of the two 
newest West Allis projects. In addition, The Dwell in the Bay View neighborhood obtains 
rents which are approximately 30 percent higher than similar size units at 92nd Street 
Commons or Six Points in West Allis. 
 
EXAMPLES OF OLDER OR SMALLER APARTMENT SUPPLY 
 
Interviews with owners of smaller, older buildings on National Avenue indicate that the 
tenants in the upper floor apartments above ground floor commercial space have tended to 
be “blue collar” who work in the local area.  One building on National Avenue whose owner 
occupies the ground floor space has four tenants in the four apartment units above the 
ground floor space. One tenant works in the construction trades. One tenant has occupied 
the apartment for 20 years. Two of the tenants receive government assistance. The $625 per 
month rent obtained for the approximately 750 to 800 square-foot apartment units equates 
to a range of $0.78 to $0.83 per square foot per month. (The landlord pays the costs of 
heating the units). 
 
An owner of another building on National Avenue has three vacant store fronts and four 
upper floor apartments with three of the apartments units of approximately 800 square feet 
rented to tenants paying $500 per month or approximately $0.63 per square foot per month. 
(The landlord pays the costs of heating the units).   
 
West Allis has several older larger apartment projects including French Quarter, Lincoln 
Crest, Garden Pool, and Autumn Glen (which collectively total 770 units).  Monthly rents 
range from $650 to $760 for one-bedroom units and $775 to $885 for two-bedroom units. 
Current occupancy levels are high with Lincoln Crest’s leasing representative reported the 
property is currently 99 percent leased and French Quarter’s leasing representative reporting 
a current occupancy level of 95 percent.   
 
FUTURE SUPPLY OF APARTMENTS 
 
No specific projects are planned or proposed in West Allis, although the City is seeking to 
attract additional apartment development adjoining the Six Points development.  Greenfield 
has two sites, a 25-acre former park-and-ride property near West Loomis Road and I-894/43 
and the 42-acre former Chapman School site off South 84th Street and West Layton Road 
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both of which are planned for future mixed-use redevelopment.  The Greenfield planning 
commission recently approved for the developer Cobalt Partners a rezoning for the mixed-
use development on the Chapman School site. 
 
Other future supply of multi-family rental units outside the primary market area includes 
projects in Wauwatosa and the Bay View neighborhood in Milwaukee. A project planned at 
the former Faust Music property in Milwaukee’s Bay View neighborhood by Dermond 
Property would include 72 units of micro, studio, and one- and two-bedroom apartments. 
According to the developer, the micro units are planned to be around 400 square feet to 
meet demand from renters who want to live alone in higher-end units but pay monthly rent 
below $1,000. The majority of units would be one-bedroom units.3  Wired Properties LLC 
and Milhaus Development have recently announced plans to buy a six-acre site and demolish 
industrial buildings to build over 300 new apartment units in the Bay View neighborhood. 
Wauwatosa also has several projects planned or under construction that will add over 1,600 
new apartment units.  
 
  

                                                 
3https://biztimes.com/article/20150225/ENEWSLETTERS06/150229877/-1/Real_Estate; 
http://www.jsonline.com/blogs/business/287476811.html 
 

https://biztimes.com/article/20150225/ENEWSLETTERS06/150229877/-1/Real_Estate
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CHAPTER V  
 

ESTIMATES OF APARTMENT DEMAND FROM EXISTING MARKET AND 
POTENTIALLY CULTIVATED MARKET 

 
DEMOGRAPHIC DETERMINANTS OF CURRENT SOURCES OF DEMAND 
SUGGEST LIMITED SUPPORT FOR NEW MARKET-RATE RENTAL 
HOUSING  
 
Consistent with the findings of low rents and limited new development activity over an 
extensive time, the potential size of the market for new market-rate rental housing in West 
Allis is currently relatively limited. The tenure and income of West Allis households for new 
market-rate rental housing is as follows:  
 

 According to the 2013 American Community Survey, approximately 60 percent of renter 
households in West Allis have annual incomes below $35,000.  At a 30 percent 
expenditure rate, this means two-thirds of renters in West Allis can afford at most 
$875 monthly on gross rent. This ability to pay level will not support new privately 
financed multi-story market rate residential construction;  

 

 For-sale housing in West Allis on average is very affordable. According to Trulia, the 
median sales price between November 2014 and February 2015 was $114,000. About 
12,000 households in West Allis currently have annual incomes exceeding $50,000. 
More than 77 percent of them own housing.  Citywide, only approximately 2,600 
renter households have incomes exceeding $50,000; and 

 

 The majority of occupied rental housing in West Allis is comprised by single-family 
and duplex units: approximately 73 percent of renters in West Allis are estimated to 
occupy single-family units, duplexes, mobile homes, or small multi-family complexes. 
Approximately 27 percent of renters occupy units in multi-family buildings containing 
more than 20 units (and approximately half of these renters are 65 years of age and 
older which is not surprising given the number of senior living projects in West Allis 
such as The Berkshire, Heritage West Allis, and The Landmark of West Allis). 

 
ESTIMATE OF DEMAND DUE TO POTENTIAL HOUSEHOLD GROWTH 
 
Another way to estimate obtainable apartment market rents is based on the proportion of 
household income that will be spent on housing ownership or rental costs. Based on the 
average household income of approximately $52,000 for households within West Allis and 
assuming households are likely to spend approximately one-third of their income for rent 
equates to housing annual consumption costs of approximately $17,000 or monthly housing 
costs of approximately $1,400. 
 
According to the Wisconsin Department of Administration, West Allis is forecast to add an 
additional 386 households by 2025. The demand for new multi-family rental product due to 
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additional household growth will be small given that approximately 12 percent of West Allis 
housing units are renter-occupied in medium to large-size multi-family unit projects. In 
addition, of the renter-occupied housing units in medium to large-size projects, almost half 
of these units are occupied by households that are 65 years of age or older and unlikely to 
have higher incomes. Assuming the amount of additional household growth of 386 
households and applying five percent which may have higher income and live in medium to 
large-sized projects results in an estimate of demand for an additional 20 units by 2025.  
 
ESTIMATE OF DEMAND FROM HOUSEHOLD TURNOVER OR UNIT 
REPLACEMENT 
  
Interviews with leasing agents of existing apartment communities in adjoining communities 
to West Allis indicate West Allis is a relatively distinct submarket, although east Greenfield 
has apartment projects which attract renters from West Allis and which compete with West 
Allis apartment product. Apartment projects in west Greenfield, closer to New Berlin, do 
not tend to compete with apartments in West Allis and do not attract renters from West 
Allis. Greenfield apartment projects attract local Greenfield households and some 
households who move from Milwaukee to leave the Milwaukee public school system. The 
majority of demand for newer market rate apartment units is likely to come from turnover of 
existing renter-occupied housing units. Based on the findings with the two newest apartment 
projects in West Allis, the primary market area from which market rate renter households are 
likely to be attracted is West Allis and to a lesser degree Greenfield.  Based upon the 
characteristics of West Allis and Greenfield households estimated in the 2013 American 
Community Survey, Table V-1 summarizes an order-of-magnitude estimate of the potential size 
of the market for new multi-family rental product in West Allis.  It draws upon 
characteristics of households by housing tenure and income, presence of children, frequency 
of moves, and type of rental housing currently occupied. Appendix B shows the number of 
housing units by tenure and type of structure for West Allis and the household income of 
renter-occupied housing units in both West Allis and Greenfield. 
  



Market Research and Strategic Policy Actions  
to Support Revitalization and Enhancement of National Avenue  
 

GRUEN GRUEN + ASSOCIATES  PAGE 30 
 

 

TABLE V-1: Potential Annual Demand/Absorption for New Market Rate Multi-
Family Development in West Allis Attributed to Turnover of Existing Households1 

 Primary Market Area 

Existing Renter Households with  
Annual Incomes Exceeding $50,000 

4,800 

Percent of Existing Renter Households  
with No Children Under the Age of 18 

16.8% 

Estimate of Market Rate Renter Households  
with No Children Under the Age of 18 

800 

Annual Turnover Rate of Renter Households 18% 

Estimate of Market Rate Renter Households  
(with No Children Under 18) Which  
are Likely to Move in a Given Year 

140 – 150 

Potential Annual Demand/Absorption for New Market Rate 
Multi-Family Apartment Development in Primary Market 
Area2 

70 – 75 

Potential Total Demand that Could be Captured in  
City of West Allis between 2015 and 20253 

200 – 220 

1 Figures have been rounded. 
2Estimate that 50 percent of potential annual demand in primary market area may be candidates for 
new market rate multi-family apartments in the primary market area. 
3 Assumes City of West Allis could capture up to 30 percent of potential annual demand of 70 to 75 
units for new market rate apartment units. 

Sources: U.S. Census Bureau, 2013 American Community Survey; Gruen Gruen + Associates. 

 
For the entire City of West Allis, we estimate that approximately 4,800 existing households 
meet the following criteria: (a) currently rent housing in West Allis or Greenfield; (b) possess 
annual incomes at or above $50,000; and (c) include no children under the age of 18 in the 
household.   
 
The average annual turnover rate of renter households in West Allis is estimated at 
approximately 18 percent.  In other words, about 18 percent of renter households are likely 
to move in a given year.  For simplicity and to be optimistic, our analysis assumes these 
movers remain within the primary market area4.  Applying the annual turnover rate to the 
estimate of candidate households suggests total annual turnover of about 140 to 150 market 
rate renter households with no children in the primary market area.  We estimate that 
approximately half of the turnover of existing renter-occupied housing in the primary market 
area will generate potential demand for new market rate multi-family development of about 
70 to 75 units per year.  This is a reasonable estimate given that in 2014, the two newest 
apartment projects, Six Points and 92nd Street Commons, are estimated to have leased 
between 55 to 65 apartment units.  
 
Assuming that the City of West Allis can capture up to 30 percent of annual demand for new 
market rate apartment units attributable to replacement demand or turnover results in an 

                                                 
4 Turnover estimate is based on geographic mobility from the U.S. Census Bureau and is reported as ”Move 
within County”. 
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estimate of annual demand of over 20 units. We use 30 percent as potential capture for West 
Allis because Greenfield has higher average household income and higher proportion of 
renter-occupied housing units with higher household income. With the potential 
redevelopments planned, the City of Greenfield may capture a higher share of demand for 
new units especially from higher-income renter households already located in Greenfield.  
 
POTENTIALLY CULTIVATED RENTER HOUSEHOLD MARKET 
 
Table V-2 shows the number of existing renter-occupied households in the broader region 
including West Allis, Greenfield, Brookfield, Wauwatosa, West Milwaukee, and Milwaukee 
with household income between $50,000 and $74,999 and the likely number that may move 
within the region in a given year based on turnover. We have limited the potential market to 
those renter-occupied households that are between $50,000 and $75,000 in household 
income because above the $75,000 income level, these households may be able to afford 
higher rent alternatives many of which are located in Brookfield, Wauwatosa, and 
Downtown Milwaukee or could purchase for-sale housing. 
 

TABLE V-2:  Size of Potential Market for New Market Rate Multi-Family 
Development Attributed to Turnover of Existing Households in Broader Region1 

  
Existing Renter Households with  
Annual Incomes Between $50,000 and $74,999 

21,300 

Annual Turnover Rate of Renter Households2 21% 

Estimate of Market Rate Renter Households  
Which are Likely to Move in a Given Year 

4,500 

1 Figures have been rounded. Includes households in West Allis, Greenfield, Brookfield, Wauwatosa, 
West Milwaukee, and Milwaukee. 
2 Based on geographic mobility of renter-occupied households in Milwaukee County who moved 
within County in past year. 

Sources: U.S. Census Bureau, 2013 American Community Survey; Gruen Gruen + Associates. 

 
The evolving “cool and hipster” Bay View neighborhood offers a compelling price 
advantage to Downtown Milwaukee. The interviewees frequently cited the Bay View 
neighborhood as a potential model for the revitalization of National Avenue. If National 
Avenue could be similarly positioned as an emerging neighborhood with a mix of uses, 
product features, amenities, and social ambience to offer a significant “value proposition” in 
the manner of Bay View while also offering a central and accessible location, it may be 
possible to attract households working along the Interstate 94 corridor looking for new 
product in an authentic urban, walkable neighborhood at a price discount to the established 
residential locations of Brookfield, Wauwatosa, and Downtown Milwaukee. 

 
As described in Table V-2, approximately 18 percent of an estimated 21,300 renter 
households with incomes between $50,000 and $75,000 in West Allis, Greenfield, 
Brookfield, Wauwatosa, West Milwaukee, and Milwaukee are estimated to move within 
Milwaukee County in a given year.  If two percent of the estimated 4,500 renter households 
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which move in a given year could be attracted to National Avenue, this would equate to 
demand for 90 apartment units.  
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APPENDIX A 
WEST ALLIS RETAIL SUPPLY 

 

TABLE A-1: Neighborhood Shopping Centers, Freestanding Retail and Ground Floor Retail in West Allis 

Center Name Location Year Built 
Building Space 
# Square Feet Anchors 

Occupancy 
% 

Annual Rent 
$ per Square Foot 

GROUND FLOOR RETAIL 

Downtown BID Greenfield between 70th & 76th  NA 120,000 - 96 $7 - $8 

Six Points Apartments 6516 W. Greenfield 2006 2,500 - 0  

Six Points East Condominiums 6330 W. Greenfield 2008 15,000 - 0  

NEIGHBORHOOD, COMMUNITY, AND STRIP RETAIL CENTERS 

West Allis Towne Center 6900 W. Greenfield 1987 326,271 
Burlington Coat Factory, Kmart, 

Party City, Xperience Fitness, 
Dollar Tree, Ross Dress for Less 

97  

Market Square 6731-6765 W. Greenfield 1989 132,451   Pick’nSave 79 $10-$12 MG 

West Allis Center 2625 S. 108th St.  384,981 
Kohl’s, Menards, 

Marshall/HomeGoods, Pick ‘n 
Save, Walgreen’s 

100  

Piggly Wiggly Plaza 10230-10288 W. National 1973 81,307 Piggly Wiggly 85 $12 - 15 NNN 

Crestwood Commons Hwy 100 & Mitchell  58,000 Aldi, Hobby Town USA 66 $13-$16 NNN 

River Bend Shopping Center 7500 W. Oklahoma  44,138 CVS, Snap Fitness   

Lincoln Plaza 2223 – 2271 S. 108th St. 1984 39,065 H&R Block 81 $16-17 NNN 

West Allis National Plaza 11064-11112 W. National 1985 27,604    

Plaza 108 1469 S. 108th St.  18,000  72 $15 NNN 

Shoppes at 100 Hwy 100 & National Ave. 2005 14,200 Starbuck’s, Jimmy John’s 100  

FREESTANDING RETAIL 

Michael’s 11135 W. National 2004 24,236  -  

Target 2600 S. 108th St. 2006 130,066  -  

Home Depot 11071 W. National 1997 113,827  -  

Office Max 10707 W. Cleveland 1960 27,967  -  

Dunham’s Sports 2550 S. 108th St. 1994 29,920  -  
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TABLE A-1 Cont. 
 

Neighborhood Shopping Centers, Freestanding Retail and Ground Floor Retail in West Allis 

Center Name Location Year Built 
Building Space 
# Square Feet 

Anchors 
Occupancy 

% 
Annual Rent 

$ per Square Foot 

Sam’s Club 1540 S. 108th St. 1999 129,395  -  

Former Pick ‘n Save 1111 W. Greenfield 1983 84,894 Pick ‘n Save recently closed store 0  

Walgreen’s 6101 W. Greenfield 2008 14,490  -  

Walgreen’s 10725 W. Greenfield 1998 13,905  -  

CVS 9220 W. Greenfield 1958 19,140  -  

TOTAL   1,851,357  -  

Sources: City of West Allis Assessor; Commercial Property Associates; Loopnet; http://rgpt.com/property/west-allis-towne-centre/; Gruen Gruen + Associates. 

http://rgpt.com/property/west-allis-towne-centre/
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APPENDIX B 
DEMOGRAPHIC CHARACTERISTICS OF HOUSING UNITS 

 

TABLE B-1: Number of Housing Units by Tenure and Type of Structure for City 
of West Allis 

 Owners Renters 

Type of Structure # % # % 

SF-detached 12,789 86.6% 1,316 10.6 

SF-attached 396 2.7% 581 4.7 

MF small (<20 units) 1,135 7.7% 7,184 57.8 

MF med (20-49 units) 126 0.9% 1,589 12.8 

MF large (50+ units) 0 0.0% 1,698 13.7 

Mobile Home 319 2.2% 20 0.2 

Boat, RV, Van etc 0 0.0% 32 0.3 

Total Occupied 14,765 100.0% 12,420 100.0 

Sources: U.S. Census Bureau, 2013 American Community Survey; Gruen Gruen + Associates. 

  
 

TABLE B-2: Income Characteristics of Renter-occupied Housing Units for City of 
West Allis and City of Greenfield 

 
Household Income 

West Allis 
% 

Greenfield 
% 

Less than $34,999 60.4 45.5 

$35,000 to $49,999 18.0 21.4 

$50,000 to $74,999 14.6 19.8 

$75,000 to $99,999 4.7 8.0 

$100,000 or more 2.3 5.3 

Total 100.0 100.0 

Sources: U.S. Census Bureau, 2013 American Community Survey; Gruen Gruen + Associates. 

 



 

 

 

 

 

 

 

Gruen Gruen + Associates (GG+A) is a firm of economists, sociologists, 

statisticians and market, financial and fiscal analysts. Developers, public 

agencies, attorneys and others involved in real estate asset management 

utilize GG+A research and consulting to make and implement investment, 

marketing, product, pricing and legal support decisions The firm's staff 

has extensive experience and special training in the use of demographic 

analysis, survey research, econometrics, psychometrics and financial 

analysis to describe and forecast markets for a wide variety of real estate 

projects and economic activities. 

 

Since its founding in 1970, GG+A has pioneered the integration of 

behavioral research and econometric analysis to provide a sound 

foundation for successful land use policy and economic development 

actions. GG+A has also pioneered the use of economic, social and fiscal 

impact analysis. GG+A impact studies accurately and comprehensively 

portray the effects of public and private real estate developments, land use 

plans, regulations, annexations and assessments on the affected treasuries, 

taxpayers, consumers, other residents and property owners. 
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